
CHARTER TOWNSHIP OF ORION PLANNING COMMISSION
* * * * * A G E N D A * * * * *

REGULAR MEETING – WEDNESDAY, OCTOBER 6, 2021 - 7:00 P.M.
ORION COMMUNITY CENTER 

1335 JOSLYN ROAD, LAKE ORION, MI  48360 

Public Hearing at 7:05pm: PC-2021-70, Grandview – Lapeer Road Rezone Request, the request is to rezone 
approx. 17.44 acres of 3120 S. Lapeer Road (parcel #09-26-151-019) from Recreation 2 (Rec-2) to Multiple 
Family Residential (RM-2), and approx. 4.21 acres from Recreation 2 (Rec-2) to General Business (GB). 

Public Hearing (immediately following PC-2021-70 at 7:05pm): PC-2021-71, F & D Silverbell Rezone 
Request, the request is to rezone approx. 23.05 acres of vacant parcel (#09-35-100-019) located at the SW 
corner of Silverbell and Lapeer Road from Office Professional (OP) to Industrial Park (IP), and approx. 7.02 
acres from Office Professional (OP) to General Business (GB).

1. OPEN  MEETING

2. ROLL  CALL/PLEDGE OF ALLEGIANCE

3.  MINUTES 
     A.   09-15-21, Planning Commission Workshop Meeting Minutes

B. 09-15-21, Planning Commission Regular Meeting Minutes
   
4.  AGENDA  REVIEW  AND  APPROVAL
5.  BRIEF  PUBLIC  COMMENT – NON-AGENDA  ITEMS ONLY
6.  CONSENT AGENDA 
7.  NEW BUSINESS
    A.  PC-2017-14, Orion Commons PUD Commercial, requesting site plan extension, located at the vacant 

parcel on the south side of Scripps Rd. north of Gunnison St. (parcel #09-23-100-004).

    B.   PC-2018-27 Baldwin Medical/Village Square PUD, requesting site plan extension, located on 2 vacant 
parcels (09-29-301-084 & 09-29-301-085) south of 3520 S. Baldwin.

   
C.   PC-2021-70, Grandview – Lapeer Road Rezone Request, located at 3120 S. Lapeer Road 

(parcel #09-26-151-019) from Recreation 2 (Rec-2) to Multiple Family Residential (RM-2), 
and from Recreation 2 (Rec-2) to General Business (GB).

D. PC-2021-71, F & D Silverbell Rezone Request, located at vacant parcel (#09-35-100-019) 
located at the SW corner of Silverbell and Lapeer Road from Office Professional (OP) to 
Industrial Park (IP) and from Office Professional (OP) to General Business (GB).

E. PC-2021-58, MPD Welding Site Plan Modification, adding an addition to an existing building, 
located at 4200 S. Lapeer Rd., 09-35-100-010.

8.  UNFINISHED BUSINESS 
A. PC-2021-07, 5-Year Master Plan Update

9.  PUBLIC COMMENTS

10. COMMUNICATIONS
A. Email from citizen

11.  PLANNERS REPORT/EDUCATION
     A.   Giffels Webster Sustainability & Resiliency

12. COMMITTEE REPORTS
13. FUTURE PUBLIC HEARINGS
14. CHAIRMAN’S COMMENTS
15. COMMISSIONERS’ COMMENTS
16. ADJOURNMENT

In the spirit of compliance with the Americans with Disabilities Act, individuals with a disability 
should feel free to contact the Township at least seventy-two hours in advance of the meeting when 
requesting accommodations.



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION
******  MINUTES  ******

WORKSHOP, WEDNESDAY, SEPTEMBER 15, 2021

The Charter Township of Orion Planning Commission held a workshop meeting in 
person at the Orion Center, 1335 Joslyn Road on Wednesday, September 15, 2021, at 
6 pm.  

PLANNING COMMISSION MEMBERS PRESENT;
Don Walker, PC Rep to ZBA  Don Gross, Vice-Chairman 
Scott Reynolds, Chairman                 Jessica Gingell, Commissioner 
Kim Urbanowski, BOT Rep to PC      Derek Brackon, Commissioner

PLANNING COMMISSION MEMBERS ABSENT:
Joe St. Henry, Secretary

1.  OPEN MEETING
Chairman Reynolds opened the workshop meeting at 6:00 pm.

2.  ROLL CALL
As noted

CONSULTANTS PRESENT:
Rodney Arroyo, (Township Planner) of Giffels Webster
Matt Wojciechowski, (Township Planner) of Giffels Webster
Mark Landis (Township Engineer) of Orchard, Hiltz, and McCliment, Inc.
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
Jeff Klatt

3.  AGENDA REVIEW AND APPROVAL
Moved by Vice-Chairman Gross, seconded by Commissioner Walker, to approve the agenda 
as presented.   

4.  NEW BUSINESS/UNFINISHED BUSINESS
A. PC-2021-07, 5 Year Master Plan Update

Planner Arroyo said he was going to continue their review section by section of the Future Land 
Use Plan.  He stated that this would wrap up the northern tier.  When he gets done with this, he 
was going to give them a look ahead, in terms of, where they go from here.

Planner Arroyo showed the Commissioner’s the differences between the Future Land Use 
categories and the Zoning categories.  He noted that the very top of the Township is Sections 1-
12, and that is what they will be covering.  

Planner Arroyo stated with Section #1, the very far northeast corner of the Township. He noted 
that in this particular section they didn’t have a whole lot to comment on.  They do have 
designated SC developments that will need to be called out.  Their long-range plan, the land 
use plan, and zoning seem to be pretty much in alignment here, so they didn’t really have any 
significant observations on this one.  Chairman Reynolds questioned the Rec-2 parcel from the 
zoning map, he asked if that was private or public Rec-2?  Planner Arroyo thought it was Bald 
Mountain, it was just a little piece that sticks up.  Planner Arroyo said that they would probably 
want to designate the Future Land Use with the recreation in that corner.
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Planner Arroyo moved on to Section 2, there is a portion of the Village of Lake Orion in this 
section, and there are several other areas.  There is commercial, office and industrial zoning is 
generally found along Lapeer Rd., on the righthand side.  Parcels on the east side of Lapeer Rd. 
are zoned (SC).  The (R-1) component on the northeast corner would typically align with single-
family medium-high density rather than low-density.  Since that is developed that would make a 
logical change there.  The parcels on the east side of Lapeer, just north of the Village boundary 
have been developed with commercial development, and he thought they needed to reflect 
those because there was an (SC) project that had components that were residential and then 
frontage commercial, and office on the north side.  The northern one is more office, the southern 
one is more retail.  They would want the Master Plan to reflect that those frontage parcels on 
the east side of Lapeer are no longer planned for single-family development.  

Chairman Reynolds said he was good with that comment.  He said looking at some of the 
corridors and labeling them as institutional or general office.  He asked what does that mean?  
He thought it was a different aesthetic than what is at the south end of M24.  He thought that 
they needed to look at some of the corridors and even the institutional parcel that is on the 
Future Land Use Map that is also (OP) that is St. Joe’s Church it is a landmark historical piece 
so there are other signifiers that say in that area they want to maintain a certain aesthetic.  He 
knew it wasn’t zoning per se but it does drive some of those features.  

Planning & Zoning Director Girling said that they do have the new (CJ) on the south side of 
Indianwood, Firestone.  They have the red there which was the first parcel and then the first to 
the west was part of the development for the Future Land Use.  Planner Arroyo said that it is 
Master Planned for General Office but it is clearly developed in more of a commercial manner 
so that might be another if they want to recognize that, they could reflect that as well.

Commissioner Walker said that kind of got bogarted in there, and he wouldn’t be keen on 
changing any kind of designation because that is there.  Planner Arroyo said that is why they 
are asking the question.  He said some of them made sense some of them he didn’t think was a 
great idea.  Commissioner Walker said he would consider that more of an outliner.  Chairman 
Reynolds agreed.

Planner Arroyo said next is Section 3, here they have another residential classification where 
the single-family medium should be medium-high to align with the R-1 & R-3 zoning.  He 
thought that the rest seems to be mostly in alignment.  Chairman Reynolds agreed.

Planner Arroyo stated in Section 4, there are areas where the R-1 and R-2 zoning don’t align 
with the single-family low-medium density.  Basically, the two sides if they were going to try to 
reflect that existing pattern and zoning and show it in the Master Plan, they would change that to 
single-family medium-high density.  Then if they do that then it begs the question, do they really 
want to continue to have the single-family medium-low density in between or, does it make 
sense really to bump that up to single-family high density so they have a continuous flow 
through these sections along the northern boundary?  

Planning & Zoning Director Girling stated that right adjacent is a private golf course which isn’t 
necessarily making it these days, so whatever they are thinking here does that set the trend to 
that.  Planner Arroyo stated what they would propose to do is that on the density plan which 
they are going to see soon, the density plan is going to reflect a density on that golf course.  So 
even though it is planned for recreation, if that use goes away, the same thing with a school, 
they will have density recommendations, if the school were too close then they would already 
have a density recommendation for residential that is in place.  It basically covers them from 
that perspective.  Golf courses are a good example a lot of them are going away so it is good to 
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have a backup in their plan in terms of what the Master Plan recommendation would be if that 
use goes away.  That is how they would handle that.  

Chairman Reynolds said that his personal take is to transition the FLU Map on the eastern 
portion to the high-density marker and keep the lower designation or medium-low density on the 
western portion as it works its way away from M24.  He thought it became a little more obvious 
with section 5 that there is a lot less density as they continue to the west.

Planner Arroyo moved on to section 5, here they are getting into a lower density area, and is 
interesting with this Light Industrial (LI).  They have some industrial uses that are currently 
established but they also have an area that has the #1 on it that is planned for residential that is 
currently in use as industrial as well.  He added that the industrial zoning actually goes a little 
farther west if they look at the zoning that actually includes some undeveloped parcel west of 
the developed industrial.  There are a couple of industrial users here, it seems odd that they are 
just there in the middle of residential but they are established and there is some additional land 
planned where they could either see a new use or an expanded use.  He asked if they want to 
have the FLU plan acknowledge that zoning pattern and extend it all the way to the west to 
create a larger planned industrial area?  

Commissioner Brackon stated that it is kind of in the middle of nowhere and he was sure, he 
wouldn’t speak for all the citizens in that area, they would prefer that that not be there so why 
expand it?  

Vice-Chairman Gross thought that the industrial was really out of place.  

Secretary St. Henry said that it is only there because it has been there for 40-years.  Well before 
any of the neighborhoods.

Planner Arroyo said you don’t think of Indianwood being industrial.

Chairman Reynolds said he agreed with those comments.  He added that even right now the 
Future Land Use Map is recognizing the school there but even then, they know that schools can 
be in residential zoning on larger parcels.  He said to him it is just a key feature in the bigger 
picture of zoning of what they want to see.  Indianwood especially as they continue west is two 
lanes, it is less of a thoroughfare, they are a lot farther from M-24, and I-75.  He thought that 
they were creating a home for those closer to the south end of the Township and also along the 
major thoroughfares.  They are promoting some traffic and density along somewhere there is an 
island use right now if they look at the FLU as it sits currently.

Planner Arroyo said that they will match the designated land use area with the actual developed 
industrial.

Chairman Reynolds thought they were saying to keep it as it sits right now.  As a future 
endeavor, they are saying low-density even though it sits as a light industrial use. From a 
Master Plan standpoint, they would see that going less dense instead of denser.  Planner 
Arroyo questioned even the existing developed industrial piece they want designated for 
residential because that #1 area actually has an industrial use on it?  Chairman Reynolds said 
he believe so yes.  

Chairman Reynolds added that as they move forward if someone were to propose a rezone, 
they want something that is compatible with low-density.  There are a few instances of just an 
old school it has always been there, a nonconforming use.   Planner Arroyo asked if they 
wanted to eliminate all of the purple?  Chairman Reynolds said yeah, right now the purple 
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historically was just recognizing the school.  He didn’t know how they were going to recognize 
that in this Master Plan but thought that from a zoning perspective they treat it as low-density 
and know that whether it is an overlay or a marker of sort that they know there is a school there 
and they support that.  The bigger picture they wouldn’t see that becoming denser or highly 
intensive institutional use even.  

Planner Arroyo said that they can designate that as an appropriate designation for a school and 
then there would be a density under it as well on the density map.

Planner Arroyo moved on to Section 6 all the way over on the northwest corner.  He said that 
there were a number of things going on here they have several areas, single-family low-density 
areas 1 & 2 are zoned Suburban Estates (SE), so they would change those to single-family 
medium-low if they are going to align them with the underlying zoning.  Single-family low-density 
areas that are zoned (R-1) & (R-2) which are areas 3, 4, & 5, would be changed to single-family 
high-density to match the underlying zoning.  He added that the PUD is #6, which is a gas 
station that is currently planned for residential but was approved as a PUD for a gas station.  

Chairman Reynolds said this is one of those areas where even more of a discussion of section 
5 occurring in section 6.  They have the general feel of what they are going for Future Land Use 
versus reality, so do they catch that up to speed, or does that promote higher density starting to 
sprinkle into this area, versus just saying “future land use is a less dense designation than the 
current zoning”.  He said that there have been other spots that it is obviously clean and clear 
and there is the stepdown but right here they have a lot of low-density and they have a 
sprinkling of other things and he thought that those were more of the outlier conversation than 
the vision that he sees for section 6 of the Township.

Planner Arroyo said that this is an area that they would think of as being much more rural and 
open.  

Chairman Reynolds said versus catching it up to speed with current zoning they are maintaining 
the vision here to say yes there are some exceptions but overall, this is a lower density area.  

Secretary St. Henry thought that their vision is to not encourage and make it easier for higher 
density developments.

Chairman Reynolds thought that these were their outliers.  He said that in section 5, he thought 
it was good to go through this, the conversation of Future Land Use versus reality but there is 
also maintaining that vision.  

Secretary St. Henry stated some of these neighborhoods went in 20-30 years ago, this 
Township is much different.  They could drop a neighborhood somewhere in one of these 
Suburban Estates (SE) areas and they wouldn’t even know but they are at a point now that it is 
important to maintain some of those outlying areas just for the character of the community.

Chairman Reynolds stated that on #6 that gas station that (PUD) that is there does serve a valid 
purpose for that intersection and that area.  There aren’t many amenities around there and 
maybe it is appropriate to maintain that but maybe there is a way to look at some of these 
thoroughfares and intersections to say maybe it is not the hamlet idea but maybe it is just a very 
low-density designation of community support.  You can get gas and some basic groceries but if 
you need everything you go to the main thoroughfare.  He felt that supported the walkable and 
15-minute neighborhood concept too.  All of those neighborhoods that are in there where do 
they go, can they get to a park.  When you go miles without something there maybe needs a 
little bit of a community corner or a hamlet concept.



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION MINUTES
WORKSHOP, SEPTEMBER 15, 2021
_____________________________________________________________________________________________

5

Commissioner Walker said he didn’t know when the original gas station was built but he thought 
it had been there a long time before they remodeled it.  There is nothing on any road around 
that Indianwood/Baldwin Rd. intersection except that gas station.  He thought if he lived near 
there, he would want that to stay.  Not necessarily grow any bigger but for what it is like 
groceries and things of that nature.  

Chairman Reynolds said something that is fitting to a Suburban Farm (SF) low-density 
residential designation to provide some of those community amenities that people are looking 
for.  Yes, you are agreeing that everyone has an acre lot so they might have to go a few acres 
more to get to something but, nonetheless, there are those opportunities.

Secretary St. Henry said that the vast majority of people that live in this part of the Township 
have no problem driving for serious groceries or other retail.

Planner Arroyo went on to Section 7.  He said here they have a single-family low-density area 
zoned (R-1) that could be changed to single-family medium-high to match the existing zoning or 
they could treat as an outlier, however, in this particular instance they can see that that area 
goes east if they look in the upper-righthand corner, that single-family the area in red is called 
single-family potentially high-density which has got the (SR) zoning, that zoning continues on in 
a larger block in Section 8.  That might be an area that they consider making the Future Land 
Use change because it seems to be a larger pattern of zoning and development. 

Chairman Reynolds asked if that was medium-high because of the lot size or because of the 
density?  

Planner Arroyo replied it is medium-high because of what the underlying zoning is now.  That 
zoning would align with the single-family medium-high Future Land Use category that is why the 
suggestion is being made.

Chairman Reynolds said that technically on that property there is a lot of guaranteed open 
space, he asked isn’t there in that development?  Planner Arroyo replied it looks like it.

Chairman Reynolds said that even though the lot size is smaller it is just a common space.  He 
wondered if it is not technically still medium-low?  Planner Arroyo replied that the overall density 
should still match what the zoning is, he assumed it was developed at that level, so even though 
there is open space the density would be consistent with the zoning.

Planning & Zoning Director Girling felt that it was a (PUD) but before they used to physically 
rezone it to a (PUD), so they could have agreed, it was an older (PUD).

Planner Arroyo said that one other observation that would support that higher density 
classification too is it is basically just north of the Friendship/Hamlet area which is right at the 
very southern portion of this, they could see in area #1 that is part of that hamlet area. So, trying 
to support some more and acknowledging more density is not probably the worst thing in the 
world.

Chairman Reynolds asked to flip to #8.  Planner Arroyo said they can see that the pattern 
continues they have zoning that reflects a higher classification than the Master Plan and it is all 
developed or somewhat developed.

Secretary St. Henry asked where section #8 was?  Planner Arroyo replied Friendship Park is 
right at the very western edge of it.  Clarkston Rd. and Baldwin Rd. it the lower left-hand corner 
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of the screen.  Secretary St. Henry thought that they shouldn’t be encouraging denser 
developments moving forward anywhere in the Township.  He said across the street they have 
Heather Lake Estates.  They should be cognizing of that and how that is laid out as much as 
anywhere.

Vice-Chairman Gross said the property to the north of that should be the same as medium-low.

Secretary St. Henry said they already have the development on the other side of that 
intersection it supports the hamlet in the corner there.  Moving forward they should not 
encourage higher density development especially in outlying areas of the Township.

Chairman Reynolds said his opinion of #7 is to leave it low in the areas of yellow.  He said what 
about the (R-2) that is currently designated as medium-low, truly speaking (R-2) is high.  He 
added so what they are saying is keeping the upper left-hand corner of Section 8 medium-low.  
He asked what do they feel about the (R-2) area?  

Commissioner Brackon said this was on the north end of Clarkston.  He asked how is that 
currently medium-high?  Planner Arroyo said because the underlying zoning is (R-2) and the 
density of the (R-2) zoning aligns with the medium-high density classification on the land use 
map.  Commission Brackon asked if they didn’t want that and wanted to keep it low how would 
they change it?  Planner Arroyo replied they would keep it as it is currently planned which is 
medium-low but that is not consistent with the way it is zoned.  He added if they wanted to 
maintain something of a lower density than what the current zoning is they would maintain what 
the current designation is on the Future Land Use Map which is single-family medium-low 
density.

Chairman Reynolds asked if they could go to #9.  Planner Arroyo said in this case they have an 
area that is surrounded by the red that once again suggests that it should be single-family 
medium-high based on the underlying zoning.  Secretary St. Henry said they keep referring to 
the underlying zoning.  He asked when was that underlying zoning established?  He said if they 
acknowledge the fact that perhaps in the recent past that they didn’t take a close enough look at 
some of the zoning issues as it relates to the updates to the Master Plan.  At some point and 
time, this is the underlying zoning that was agreed upon by the Township but times have 
changed, that may have worked 20 or even 10 years ago but today he was not convinced that 
the underlying zoning should be what it is.  This is their opportunity to make these zoning 
changes.  

Vice-Chairman Gross said not to make the zoning changes necessarily but at least reflect it on 
the Master Plan how they envision future development.  Secretary St. Henry said yes maybe 
that is what he was getting at, that may have been the vision 10-20 years ago as this area was 
the next great booming area, that is not what they think they desire anymore, and this is the 
chance to make those type of changes to set this up for the next 5-20 years just like they did 
back then.  

Vice-Chairman Gross said he didn’t think that the Master Plan or the Future Land Use Map has 
to reflect what the underlying zoning is, it should be what they would envision when a future 
development is going to come in and what they would like to see it look like.

Planner Arroyo said that one observation that he would make is that can work in many areas but 
if they look at that (R-3) area on the east side those lots are already there and they are at a 
higher density and if they continue to plan it for low density it is pretty unlikely that someone is 
going to go in there and assemble lots and develop at a lower density.  He said sometimes they 
have a sprinkling of different lot sizes and they still have some larger lots and they can suggest 
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that they want to keep a lower density even though there might be some outlying small lots, and 
he thought that they could say, yes, that is a possibility.  Once you are in an area where lots are 
all pretty much developed at that higher density, is it practical if they are ever going to see 
anything of a lower density in that area if there is a house on every lot and all of those lots are 
split.

Chairman Reynolds said that he looks at it from a planning standpoint of transition.  This is a 
little more of a struggle because they have some sprinklings of higher density and he thought 
they were all envisioning this as sprawling estates.  He said if they go back to #8, he would 
agree with the sense of even though those are (R-2) they can see a lot of those parcels, in 
general, are larger.  Here he would support it being low density even recognizing the current 
zoning of that.  He thought that they wanted to maintain those larger lots.  He asked what the 
road was that has the rows of (R-2) alongside it?  Even though those lots are smaller, and it 
goes back to there is a zoning designation and there is the vision for that area.  He thought that 
there were envisioning that similar concept that they are set back from the street, it is not 
recognizing it really as an (R-2) use but rather some smaller lots or some micro-lots within 
suburban.  Now as they move forward with #9, he would agree with catching some of these up 
to speed but they are also along a secondary corridor of Joslyn versus venturing west on 
Clarkston which is significantly more rural.  

Secretary St. Henry said that they can’t be surprised that there is high density around the lakes, 
those lots have been there forever.  That is why that was developed that way.

Planner Arroyo said that one option might be to just designate the single-family medium-high 
where the (R-3) is and leave the rest at the low.

Chairman Reynolds said or leave along Joslyn Rd., just how they envision some of these 
corridors.  Joslyn Rd. is a different density to him than Clarkston Rd. rolling west of Joslyn.  He 
would support recognizing the medium density to the west of Joslyn and recognize the medium-
high east of Joslyn because that is what is existing but this outlier that they want to maintain that 
as a residential road, not a primary corridor where they are promoting density.  He thought there 
were those couple of segments that are “outliers”.  As they move further east to M24 he thought 
that recognizing the density was appropriate.

Planner Arroyo asked east of Joslyn to do the medium-high and keep the rest at medium-low?  
Down at the southwest quadrant there keep that all medium-low?  Chairman Reynolds said 
correct.  Planner Arroyo said then they have single-family medium density above.  He asked if 
they wanted that to go to medium-high directly north?  Commissioner Brackon asked if those 
were existing lots that have split already?  Planner Arroyo replied yes and developed.  
Chairman Reynolds asked isn’t medium appropriate, isn’t that recognizing the current zoning?  
Planner Arroyo said medium-high recognizing the current zoning they are not medium.  
Chairman Reynolds asked where it says (SF) medium density what would that say?  Planner 
Arroyo replied that would say medium-high like the area to the east of it.  

Chairman Reynolds said the way he looks at it is that Joslyn Rd. has the density it is not those 
other thoroughfares, once they step away from Joslyn Rd. it changes.  He thought that 
Clarkston Rd. west of Joslyn merits the low-density.  

Secretary St. Henry said regarding the underlying zoning.  He asked when the public looks at a 
development and their issues over zoning, they are looking at the underlying zoning and how it 
is set up not the Future Land Use Map.  It doesn’t make any sense to make any adjustments to 
the underlying zoning so that it is either clearer to the public when a piece of property or are 
they ok with the fact that the underlying zoning may be much different?
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Chairman Reynolds thought he was saying that he wanted to guide the process but that is what 
the Future Land Use Map is for.  Secretary St. Henry said that people first look at the zoning.  
Chairman Reynolds said that they cannot propose a mass rezone that has to be a property 
owner.  He added that the underlying zoning is what it is zoned.  They can’t say sorry you are 
now (R-3) or (SE) but they can say from a Master Plan vision they could say that they don’t 
envision it being high density even if it is currently high density.

Vice-Chairman Gross said what they don’t want to be confronted with is showing something on 
the Master Plan that says its single-family high-density when it is zoned low-density.  Then a 
developer comes in and says but your Master Plan says I can put high-density in, then they are 
caught between a rock and a hard place because they are reflecting on the Master Plan as 
being high-density.  

Chairman Reynolds says they always say that they can’t set a president or (PUD) is different 
but at the same time it is looked at.  He thought that when they look at some of these areas right 
now are going parcel by parcel but what about a corridor what about an area that they are going 
to promote some density because they are have thought about when and where they don’t want 
it.  So, then someone can’t just come in and railroad them into a (PUD) and they say they did it 
way over there.  Then they can say that they have tastefully looked at these corridors and they 
don’t want the density here.  Secretary St. Henry agreed.  Chairman Reynolds said that is why 
when they are looking at some of these outlying sections they are saying “no” they don’t want to 
catch it up to the zoning and then there are other areas where they look at some of these 
sections where the Future Land Use map is kind of out of date.  So, then when they get a (PUD) 
someone that bundled up a bunch of parcels they say, well sorry you just told me no but how 
are you going to argue otherwise.  

Secretary St. Henry said that Vice-Chairman Gross made a good point about when a developer 
comes in and looks at the disparities between the zoning and the future land use.  He added 
that it seemed that they come into a lot of issues where the public perception of a piece of 
property and what it is zoned and when the developers come in are 180 degrees different and 
they try to find some middle ground.  Maybe there are no options.  They don’t know who set this 
zoning up, to begin with, but they can’t adjust the zoning every 5-years or take a close look at 
how did that happen to begin with.  Some pieces of property in the Township are zoned, they 
may have been zoned appropriately before but it doesn’t make sense now.  So, how do they 
make those changes for the future?  Or if they can’t do that, ok.  

Chairman Reynolds said the answer is the Master Plan, just for the sake of having the vision, 
this is the guidelines of what they want to see.  It is hard to combine lots but if they in their vision 
say that they don’t want density out there then they are kind of grandfathered in they are not 
going to roll to a denser format.  He added that when someone comes in and says, hey it aligns 
or it doesn’t align with our future land use when they have a rezone that gives them some 
grounds to go on to say, no go, or go.  They can’t control every little piece but they can layout 
the guidebook to say here is what they want to see.  There might be those outliers from time to 
time.  With corridors and areas, maybe it is not section 7 versus 8 but rather the region.  He 
knew that they were going to probably look at that with other layers.  

Chairman Reynolds asked Planner Arroyo how do they say they are going down the wrong 
path, how do they regroup and go somewhere else?  Planner Arroyo said he thought in this 
section they are going to have the medium-high on the east side closer to the corridor and then 
maintain that lower density there to the southwest.  They are going to be pressed with people 
wanting to make changes all the way along.  That is why he thought it was helpful to have taken 
the time to go through and study this because they will remember that they had some of these 
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discussions when they get a proposal for zoning that is not consistent with the Master Plan.  He 
thought that will help them in coming to their recommendation by going through this process and 
understanding why they did it and how they looked at these relationships between parcels, 
patterns, and what is happening.  

Commissioner Walker said from a future negotiation point-of-view with the developers, he asked 
if they would be better off by having it as less dense as they can now.  That would give them 
bargaining chips or a way to mediate those disputes if they were to occur further down the road.  
Planner Arroyo thought that they were better off identifying a practical density that reflects their 
vision that is defensible and saying this is our vision and they are not going to budge from that.  
They may allow for creativity in the way like having some lots be smaller in exchange for open 
space but the density is still the same, and they are going to allow for that creativity but overall, 
this is our plan and they brought it through and they are generally going to stick with it because 
that is really what their vision is.  He thought that if they showed that consistency and start to act 
that way and when the proposal comes in and everyone says “hey, they are really not going to 
budge they are sticking to their plan”, then they will see less of these.  When the word on the 
development street is that they can come in and propose something that is radically denser then 
as long as they do X, Y, & Z, they will let them have it then they will see more of those too.  
They can control some of that by the decision-making process and making sure that the 
decision-making process is founded in the Master Plan that their Master Plan is solid.  He 
thought that was one of the key reasons why the Township wanted to go through this type of 
process is to really study it so they can feel much more comfortable with the plan when they see 
these future suggestions for change.

Secretary St. Henry asked what was the word on the street for the last several years amongst 
developers and planners as it relates to opportunities in Orion Township?  Planner Arroyo 
thought that there was a feeling that the way to gets things done is to propose a (PUD) that is 
the sense that he got in Orion Township.  If they are looking to do something that is greater 
density than what the Master Plan suggests then they come up with a (PUD) and they come up 
with some type of plan that the Township can except and they might get what they want.  
Secretary St. Henry said if the Township doesn’t accept it then they will just go ahead and take 
it to court.  Planner Arroyo said that they can always do that but here is what they want to have 
happen, is once this plan is in place and people come before them and ask for changes and if 
they are making those solid decisions that are founded in the Master Plan then when someone 
takes them to court they are going to go to the judge and they are going to say ok they had 
someone ask for zoning A, B, C, & D, this is what they did, this is how it relates to the Master 
Plan, they implemented the Master Plan the judge is going to say, hey, they did this Master Plan 
update they believe in it they are making decisions based on it.  If they are not following then 
they are more likely to have a judge say, wait a minute they are not following the Master Plan 
anyway, and grant what they are looking for.  That has happened in other communities that 
have been challenged, a judge will look at their pattern of what they have done in other cases.  

Chairman Reynolds said if Planner Arroyo’s recommendation is to align, he asked what are 
some of the other important factors that they want to maintain.  Are there limitations, he didn’t 
want to get complicated and start proposing overlays, is there a corridor vision that they have for 
certain areas versus others?  It doesn’t really matter what “the density is” as long as that is 
somewhat maintained or those other features are provided in lieu of.  He thought there were a 
couple of areas where it is complicated, they got both, and then they have kind of outliers in 
both directions so what are they going to support moving forward, one or the other, or recognize 
it is there, or just stick our heals in the ground and say they are going to stick with low and that 
is what they see for a vision.  Is there some sort of middle ground, a transitional district, or a 
way to recognize that it is medium-high density but it is a different kind of medium-high than a 
subdivision?   Planner Arroyo replied that he thought that some of these corridors they have 
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talked about it particularly in this section of the Township where they might want to encourage 
that open space style development so that the actual homes could be pulled away from the 
roadway and preserve the corridor.  He thought that some of that language could reflect in the 
Master Plan and have that as an implementation strategy.

Planner Arroyo moved on to Section 10.  He said another area with some (R-2) zoning and they 
go single-family medium.  This is a little different they have a much more established pattern of 
development in this medium density area really should be medium-high to reflect that.  
Chairman Reynold agreed.

Planner Arroyo went on to Section 11.  He noted that they have talked about how the General 
Business doesn’t really support the Restrict Business zoning but they wanted to expand that 
description anyway, so that is something they will do when they bring that back to them.

Planner Arroyo moved on to Section 12.  He said that they do have the single-family medium-
density that really should be high to reflect the (R-1).  Single-family medium-low in that one 
area.  Then they have one parcel that is zoned (OP).

Chairman Reynolds suggested doing section 12 under their agenda item under their regular 
meeting.

5.  ADJOURNMENT
Moved by Vice-Chairman Gross, seconded by Trustee Urbanowski, to adjourn the meeting at 
6:54 p.m.  Motion carried.

Respectfully submitted,

Debra Walton
PC/ZBA Recording Secretary _____________________________
Charter Township of Orion Planning Commission Approval Date



CHARTER TOWNSHIP OF ORION PLANNING COMMISSION
******  MINUTES  ******

REGULAR MEETING, WEDNESDAY, SEPTEMBER 15, 2021

The Charter Township of Orion Planning Commission held a regular meeting on Wednesday, September 
15, 2021, at 7:00 pm at the Orion Township Community Center, 1335 Joslyn Rd., Lake Orion, Michigan 

48360

PLANNING COMMISSION MEMBERS PRESENT 
Scott Reynolds, Chairman Don Walker, PC Rep to ZBA 
Don Gross, Vice-Chairman Kim Urbanowski, BOT Rep to PC   
Joe St. Henry, Secretary Derek Brackon, Commission
Jessica Gingell, Commissioner

PLANNING COMMISSION MEMBERS ABSENT:
None.

1.  OPEN MEETING
Chairman Reynolds opened the meeting at 7:00 pm.

2.  ROLL CALL
As noted

CONSULTANTS PRESENT:
Rodney Arroyo, (Township Planner) of Giffels Webster
Matt Wojciechowski, (Township Planner) of Giffels Webster
Mark Landis (Township Engineer) of Orchard, Hiltz, and McCliment, Inc.
Tammy Girling, Township Planning & Zoning Director

OTHERS PRESENT:
Jeff Klatt Jeff Schmitz
Bill Schmitz Ashley Hackman
Allen Eizember Tom Beauchamp
Dave Murphy Tom Roth

3.  MINUTES 
A. 09-01-21, Planning Commission Regular Meeting Minutes
B. 09-01-21, Planning Commission Public Hearing Minutes, PC-2021-63, Meijer SLU
Moved by Vice-Chairman Gross, seconded by Commissioner Walker, to approve both sets of 
minutes, as submitted. Motion carried

4.  AGENDA REVIEW AND APPROVAL

5.  BRIEF PUBLIC COMMENT – NON-AGENDA ITEMS ONLY
None

6.  CONSENT AGENDA
None

7.  NEW BUSINESS
A. PC-2021-67, J.S. Brown Rd., LLC Site Plan, located at 851, & 861 Brown Rd, (parcel 
numbers 09-33-351-020 & 09-33-351-021).

Chairman Reynolds asked if the applicant was present?

Mr. Jeff Klatt with Kreger Klatt Architects, 2120 E. 11 Mile Rd., Royal Oak, presented.
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Mr. Klatt said he was also there with the developer and owner Jeff Schmitz, and Bill Schmitz as 
well.  He noted that they also own Tommy’s Car Wash which is on the same parcel as the one 
in question tonight.  He stated that they have a brief architectural presentation that they will 
present.  They are also aware that they have not received full approval from the various site 
plan, comments that they received, and they will address that in their presentation tonight.  They 
are still seeking their approval with a caveat that they will work administratively with the 
Planning Department, as well, as their consultants to address these items administratively.

Mr. Klatt noted that there were a handful of items that were mentioned in the Giffels Webster 
letter, he believed that there were five items that were mentioned, that they are looking to gain 
their approval tonight as well, which they will address in their presentation.

Mr. Klatt said that Planning & Zoning Director Girling and her staff have been very helpful 
throughout the process, and appreciated their guidance.  He said they had a great pre-
application meeting which was helpful for their team as well.  He thought that the 
misunderstanding happened because they thought it was a two-part submittal with the heavy 
engineering taking place at the permit level versus the Planning Commission level.

Mr. Klatt pulled up the presentation for the Commissioners.  He stated that the highlighted areas 
is the property in question, as they are aware this is near the NW corner of Joslyn and Brown 
Rd.  They are adjacent to the Bank of America building as well as Tommy’s Car Wash.  The 
proposed site is about 1.3 acres on the west side near Tommy’s Car Wash.  The original plan 
for Tommy’s Car Wash did suggest a design for the adjacent parcel.  It indicated about a 5,000-
sq. ft. retail building with the same general and maneuvering lanes that were laid out on the site.  
The only modification to their plan, the parking is the same, maneuvering lanes are the same, 
the building footprint decreased a bit, they are about 4,300-sq. ft. as compared to 5,000-sq. ft.  
In some of the photographs many of the site improvements have been made, there is 
landscaping in the front right-of-way, site lighting is already in place, a lot of the infrastructure is 
already in place, a lot of the catch basins are there, some of the landscaping islands are in 
place as well.  The retail use is appropriate in this zoning district.  He showed them some of the 
existing photos, many were shot that day.  He said that they could see some of those 
improvements that he had mentioned, there is the maneuvering lane up the middle, which will 
be shared for the two uses.  They can see the vegetation of the landscape that is already in the 
front setback.  He showed them an existing view to the west looking at the existing sidewalk and 
some of that landscape that is already in place, and they could see the site lighting.  He showed 
them a picture of one of the curb islands that were already in place.  

Mr. Klatt showed the commissioner’s the proposed site plan.  He stated that they have made 
some of the adjustments, they have not submitted formally yet but they had already addressed 
some of the comments that were in the Giffels Webster write-up.  So, #1 this is the actual parcel 
in question the 1.3-acres highlighted in the yellow, and Tommy’s Car Wash is on the right-hand 
side.  #2 suggests that maneuvering lane which is the blue line up the middle, which will provide 
access to the Tommy’s Car Wash site, as well as, the Mattress Firm, and that runs right up the 
center of the site with one access point to Brown Rd.  #3 is the proposed building in the darker 
shade of gray, and #4 is the existing Tommy’s Car Wash Building.  #5 is the proposed parking 
for the Mattress Firm site.  They are proposing 56 parking spaces and thought they were over 
by 36.  As they will indicate in the presentation this is a shared site so they thought that the park 
can be useful for both uses on the site so they are requesting to keep that. #6 is the loading 
zone; #7 is their new trash area.  #8 one important feature, they placed the building here to 
maintain a consistent building setback, to match the line of the Tommy’s Car Wash building that 
is in place.  
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Mr. Klatt showed them the floor plan of the Mattress Firm.  The upper right-hand corner is the 
portion of the building that will face the road, a lot of corner glass a pretty simple layout, 4,300-
sq. ft. mostly open space for Mattress Firm.  The exterior design is fairly contemporary in nature 
which is really a playoff the Tommy’s aesthetic, straight lines, fairly straightforward, 
contemporary appearance, one story in height, high-end materials, modular brick with some 
soldier course accents.  They are using a high-quality metal siding which is Longboard 
replicates wood but of course low-maintenance.  They also have some other decorative metals 
on the buildings for accents.  A lot of glazing, which meets the ordinance requirements, was one 
comment that they adjusted.  They had to meet the 60% requirement on Brown Rd., which they 
did, and there is a canopy as well too.  

Mr. Klatt showed them some other views of the building.

Mr. Klatt said in regards to the site plan review letters, one from the WRC, there were no 
comments that they had to address.  They received one from the Fire Department that was 
approved with no comments.  They did receive a letter with various comments from Giffels 
Webster and they are confident that they can address the majority of them.  There are five items 
that they do need their approval on.  From OHM they had nine total comments, and their Tri-
County Engineering is confident that they can address all of those requirements.  He added that 
they needed a survey to complete the grading plan, the survey was completed this week, so he 
is actively working on the grading plan, and they are asking to work administratively with the 
engineering department on that.  

Mr. Klatt said in the Giffels Webster letter there were five waivers that they needed from the 
Planning Commission.  #1 is the setback waiver for deficient building setback along the west 
side.  He thought that there was a 10% discrepancy they meet that.  The ordinance is 20-ft. they 
have a 16-ft. setback and thought that they were in the ground for approval.  #2 is a setback 
waiver for deficient parking setback along the west property line.  They feel they need the 
parking due to the various uses on the site.  They have a landscape buffer on the east side of 
the site, they are simply proposing to match that on the west side for consistency.  #3 is the 
parking in front of the building.  They are holding a consistent building line across the front they 
feel it is beneficial for the customers to have parking close to the building.  Paving wraps around 
the front of the building, and they are holding a consistent landscape frontage in that area which 
is consistent with Tommy’s and some of the photos that he showed them earlier so they would 
keep that parking. 

Mr. Klatt stated that #4 the property will be split into two lots, and he believed that was the case, 
they are requesting to split the property.  This has to deal with the deficient parking setback, 
from his understanding, if they split the lot, they may have a setback issue because they are 
tight to the lot line in each case, but felt it would be awkward to have an internal landscape 
island up the middle of the site since these are shared uses.  #5 is to be an ancillary use 
permitted prior to a primary use.  Those are the five items that they are seeking their approval 
for this evening.

Mr. Klatt said that a handful of other items suggested land banking some of the parking but they 
really want to keep the parking as they feel it is great for the shared uses on the site.  He added 
that the front yard greenbelt that has to do with the parking that they have in the front.  They feel 
that they are consistent with what is already in place for Tommy’s, it is attractive and it works, 
and it helps to shield the view.  The last comment is in regard to the drive aisles, they are in 
excess of 22-ft. which is the minimum standard.  During the pre-application the Fire Marshal 
actually liked the fact that they had wider drives, so they are requesting to keep the drive aisles 
a bit wider than they have shown here.
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Planner Arroyo read through his review date stamped September 8, 2021.

Engineer Landis read through his review date stamped September 9, 2021.

Chairman Reynolds stated that they had the Fire Marshal’s review of the plan and had no 
additional comments.  They also had the Public Service Director that had no issues or further 
comments at this point and time.  There was a site walk completed by the Site Walk Committee.  
The RCOC had no preliminary comments at this time.  WRC had no comments since there was 
not any storm proposed on the site or on the plans.

Commissioner Brackon asked if they reduce the aisle widths will that get rid of the need for the 
side yard setback?  Planner Arroyo replied yes.

Commissioner Brackon asked what the purpose of the wider aisles?  

Mr. Jeff Schmitz at 155 Romeo Rd., Rochester, MI.  He is the developer and owner of the site.

Mr. Schmitz said he didn’t know if any of them have been to their new Tommy’s Car Wash site 
that is open.  They are at 22-ft., it is the Township’s minimum requirement, they are at 28-ft., 
they are talking 6-ft.  Those vacuums are busy all the time, the more space the better, they want 
to keep that buffer, drive aisle, separated.  There is a lot of people that walk around their cars, 
they don’t want the minimum.  They are looking at their own personal liability and safety, they 
are talking about 6-ft., that is for safety.  They have a mom and her two kids, she is vacuuming 
the kid’s run around the outside, and the back of the car. 

Mr. Schmitz stated that when he first brought the Tommy’s concept to them there were three 
houses that were on those three different parcels.  Those three houses were in terrible shape, 
he bought two of them.  He came before them, with his Tommy’s presentation, and in good 
faith, as a developer the Township said that he had to buy the third house because no one 
would ever do anything with that third house, it would stay there forever.  He said, “okay, I will 
buy that third house”.  That third house was $250,000, he has two kids in college, $250,000 is a 
ton of money.  It was under a handshake that he would buy that house and they would make a 
small development that fit the community there.  Such a small facility they had to put in all the 
infrastructure for that little facility without harming Tommy’s that is already open, and he thought 
it was a great development.  They put in the underground detention system, so all of the 
stormwater management, storm sewers, catch basins, and the height of the curbs are all there.  
He respected the Engineer’s saying they don’t have a grading plan but they are just matching 
what they have there.  They will put that on their construction drawings or for permitting they are 
just matching.  He didn’t think that this was going to be super difficult and tedious to get through.  
To answer the question, yeah, the 22 versus the 28, he personally told his architect he wanted 
to keep those aisles as wide as possible for exactly what he is saying.  If he has a mom and two 
little kids are running around the outside as she is vacuuming, he wants that space, it is 
common sense. 

Commissioner Brackon asked why does he want the front parking?  Mr. Schmitz replied that he 
thought that the front parking fits there because those curbs were already there, it was already 
designed in the first plan, it was already approved that way.  He asked if he should go and rip 
out all of those curbs and start over and start with new grades, and new catch basin elevations?
He thought the front parking matches, they follow that line.  He asked what do they do with that, 
make it a front yard for grass?  It doesn’t fit the retail motel.  They are just trying to use some 
common sense in what their approach is to develop that site.  They are not asking for something 
that is totally crazy.
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Commissioner Brackon said what he heard was that the site plan requires A-Z, and they 
submitted 16 of the 26 requirements that the site plan requires.  He was trying to figure out if 
they know it is A-Z, why turn it in not finished?  Mr. Schmitz said that when they are talking 
about a cut section of a dumpster enclosure, it is a standard detail that is a permitting issue.

Commissioner Brackon asked if there was a legal description?  Mr. Schmitz replied that he has 
the legal description, they actually have the easement it is all ready to go and fill out.  He asked 
why they would spend the money to pay for the easements to change their financing package 
today, they are just asking for a site plan.  Technically a site plan is, do they like the building, 
does the parking work, does the landscaping work, that is a site plan.  

Commissioner Brackon said he thought that was a simplistic view of what OHM said and what 
they and the Township are requiring.  Mr. Schmitz asked, is it?  Commissioner Brackon replied 
in his opinion yes.  Commission Brackon asked what the purpose of the parking numbers being 
so far in excess of the minimum, the 36 extra spaces, what is the thinking behind wanting those 
extra spaces, as opposed to land banking?  Mr. Schmitz replied that the site plan originally for 
Tommy’s has all the catch basins and utilities there for it, it was approved from the original 
inception.  They (the Commissioner’s) asked him to buy that property.  He didn’t want to buy 
that property. Not only did he buy that property but he put all the improvements to that property.  
He is trying to understand what is really different than the original design concept that they gave 
them, other than they didn’t show a building on there they showed a dotted line of 5,000-sq. ft.

Commissioner Brackon said his question was what is the purpose of the extra spaces versus 
land banking?  Mr. Schmitz said it was there from the original approval.  Commissioner Brackon 
asked what are they going to be used for?  Mr. Schmitz said for a lousy 4,000-sq. ft. they want 
him to start ripping up storm sewer catch basins?

Chairman Reynolds said they were not there to debate.  He said he would like to not have this 
back and forth.  They are there as a Planning Commission to go down a checklist.  Even their 
personal opinions aside they are there to check those off.  He said some of these comments are 
getting lost in a debate that they are looking for factual information.  Their ordinance, for 
example, requires parking based on retail square footage, they are asking for a significant 
amount of parking spaces beyond that.  It is not uncommon for them to grant that but they 
normally see a, not just a we want it, but they have X number of employees there is a model 
behind this Mattress store itself that there is more retail traffic, they have heard nothing factual 
supporting that yet.  He would like to keep it to the facts and put the emotion aside if they could.  
He understood where they were coming from as a developer and the history of this parcel, and 
many of these people sitting here are not aware of all of those, and he appreciated them 
bringing that to the counter but at the same time that is not what they are there to debate.  

Mr. Schmitz stated that the Mattress Firm has very few employees maybe two, maybe they see 
10 customers per day.  

Chairman Reynolds said where they are getting after with some of these, there is a need for 
additional parking spaces if he was understanding him. Is that because of the parking for 
employees for the car wash?  He wanted to have this as a guided discussion.  Mr. Schmitz said 
there is not a need for those parking spaces, his disappointment is, is that under their original 
design concept, so let’s assume that he wasn’t buying and creating a separate parcel for myself 
even though he owns the Tommy’s and creating a separate entity.  They probably wouldn’t be 
having this discussion because all of those things were already in place based on the original 
approval, and it was just showing a 5,000-sq. ft. building and they would basically show an 
elevation and where the water and sewer were coming in.  Because of the technicalities of 
having to form a new entity because they keep every new piece of real estate under a new 
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entity, they are having to go through that whole gambit again.  He was really hoping that they 
didn’t have to do that, he is asking for a site plan approval, he would like their approval tonight, 
he likes the drive aisle, he likes the parking in the front, it just matches the whole property.  The 
whole landscape image is like a horseshoe, they just mirror each other.  He thought the drive 
aisle was important, safety is really important.  If they went out there on a sunny day after a rain 
the day before, they will know exactly what he is talking about.  They will see moms and kids, 
dads and kids, and they are all playing around those cars, he thought it was important as far as 
that setback.  He added that as far as the land banking, he would really hate to have to tear that 
out, all that work that he has already put in.  

Secretary St. Henry said in terms of the 28-ft. aisle the applicant provided what he thought was 
a rational explanation for that, he said other car washes around town, some have plenty of room 
for that reason, others don’t have enough and you wonder if you are going to get clipped.  He 
was comfortable with that because when he did the site walk, he saw that the vacuums were 
right there on the side, it makes sense.  In terms of the front parking, it is a retail establishment, 
people are going to want to see cars in the parking lot.  He thought that if they just left that open 
something wouldn’t look quite right with the overall development.  He said that parking in the 
back, he was curious what the spaces are but it is true they approved this site plan a year or two 
ago and the parking was in the back, the building was a little bigger, they didn’t know at the time 
what it would be if it was a restaurant he didn’t know if they would even question the extra 
parking in the back.  If they take the applicant’s word that it is needed, if it is going to be needed 
for the car wash perhaps employees or whoever, that footprint it there.  They are all curious 
about the extra space but in his opinion, it is not a dealbreaker.  The setbacks on the side, 
closing the aisleway a little bit it would adjust the setback on the westside but the need for the 
space is a rational need for an additional 6-ft. which means a lot when they got cars coming 
through there.  He added that perhaps there are other ways to slow cars down if there is a real 
concern about the speed going straightaway to the back of the piece of property.  It is a 
challenging piece of property, when he did the site walk, it is not very wide, and he has a better 
feel for what he wants to do now.  Overall, he is comfortable with it, assuming that he meets the 
other five requirements that were outlined by the Planner that any additional issue with OHM 
can be addressed.

Vice-Chairman Gross said that he spent some time looking at the site plan, and he has a 
concern as to why a requirement to waive the side yard setback for the building is required, a 4 
or 5-ft. variance that is being requested.  It is a block warehouse building and there is no reason 
why either the building could be setback an additional 4-ft. and if the square-footage is 
necessary it be expanded to the north because there is lots of room to the north that it could be 
expanded to accommodate the square footage of the building.  He found it hard to justify a 
waiver of 4-ft. setback for the building.

Vice-Chairman Gross said that he also looked at the front parking, he could see the pluses of 
that but he was looking at the traffic conflict between that drive and the exiting drive from the car 
wash and the conflict it creates at that intersection right at Brown Rd., and just north of that 
where everything comes together.  He added that the driveway widths, again, taking a couple of 
feet off of a 37-ft. wide driveway and adding that to the landscaping he thought that it is an 
acknowledgment of the fact that there is landscaping required along that west property line.  He 
didn’t see what the monument sign was going to look like, although it does have to be moved 
out of the sanitary easement.  He thought it would be helpful to see what it looks like and where 
it is going to be.  Mr. Schmitz stated that there will be no monument sign.  

Vice-Chairman Gross said that the parking in the front if there were an entrance at the front it 
would make a lot more sense to have parking in the front.  Anyone that parks there has to park 
has to walk around the side of the building to get into the building.
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Chairman Reynolds said that they are always looking to be workable with developers and 
understand that it is a lot of money and a large endeavor to embark on this journey.  There is a 
lot of open comments some very small in nature but in his perspective, there are some things to 
be addressed.  Before hearing the discussion of the car wash and the vacuums he did the same 
math of, they are asking for a 4-ft. waiver on the setback which if they went back to even an 
increased aisle width across the board, they would still be greater than their minimums, they 
would still be at 23-ft. 3.5-inches.  They would also be at 25-ft. 10-inches at the rear, so there is 
definitely some opportunity and flexibility there.  The same thing goes for the parking setback 
that they have right now, it is a 27-ft. 6-inch drive aisle but they are also asking for a setback 
from that.  Parking he could understand if there are calculations or discussion to support that, 
that between the joint properties looking at the parking together that it is needed, he as fine with 
having the additional parking being proposed.  Their comment in the past was just to avoid the 
seas of parking lots that they see in shopping malls.  From a visual standpoint, he didn’t have a 
strong opinion about the parking in the front except for the conflicts if they are really going to talk 
about flow through the site, minimal accesses, or minimal opportunities of changes in direction.  
He added that there were a few things just for them on Brown Rd., if there is parking is it going 
to be screened?  Was that something they were willing to add?  He was fine with this property 
as a whole being ancillary use before the primary because it is occurring the way they want it to 
be from a development perspective.  He stated that he was struggling with some of these 
setback waivers just from a sense of they could be avoided in some way.  Could they stretch the 
building in a different direction?  Is that not an opportunity then so be it but it is obviously 
something how they are looking at it saying, well why couldn’t you take 4-ft. off and make the 
building a little deeper, one way or the other, especially since they are in excess of parking, 
would they miss one less parking spot if all of that shifted to the north?

Chairman Reynolds said that some of the stuff is low-laying fruit but it is their standard for Site 
Plan approval.  Even if it is a $100,000 project or $50,000 project, himself, personally, and 
professionally have been through the process and have been held to the same standard.  It is a 
pain sometimes but it is what they ask of everyone.  It doesn’t matter if it is 10-million or 100-
thousand, it is their standard for Site Plan.  

Secretary St. Henry asked Vice-Chairman Gross’s to describe again his thinking on moving the 
building, he asked him to repeat that.  Vice-Chairman Gross stated that if the size of the building 
is important then taking 4-ft. off of the west side of the building and adding it to the north side of 
the building can generate the same amount of square footage.  If the square footage isn’t that 
important, the reduction of 4-ft. of the building, would still accommodate the 20-ft. setback for 
the west side yard.  

Mr. Schmitz said that they would be in breach of their potential lease with Mattress Firm, they 
need some many feet of front area building, and they are already at their minimum.  He stated 
that they looked at those options but he thought what was first and foremost was protecting their 
Tommy’s asset, and when it come to the drive aisles it was super important. 

Trustee Urbanowski stated they have an access of parking, which is already there.  She asked if 
the parking on the side have to be there?  She was fine with leaving it upfront but that side 
parking if that was eliminated then the whole building would fit.  They are not losing parking 
because they have a lot.

Mr. Schmitz said that this is a retail center, he has developed 30 Rite Aids in his lifetime, they 
require that parking all the way around.  He stated that he can’t get out of it.  That was the 
reason why he was so reluctant to do the Tommy’s deal because he was forced to buy all three 
houses because he knew this was going to be an issue.  He knew from a retail standpoint this 
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would be an issue.  If they put in a restaurant, they looked at several different restaurant chains 
with this drive-thru, none of those really fit.  When they look at retail, they insist on that parking 
whether it is a Rite-Aid or a Chick-fil-A, it just doesn’t work, and that was his hesitancy in 
spending all the money and the detention system early on because let’s face it how do they put 
a detention system on a one-acre parcel like that that is so long and narrow.  They went ahead 
and he put in the detention system for both lots knowing that this was going to be a very 
dramatic and difficult project.  He was sure they had the tapes of the last Planning Commission 
meeting where they shot him down on the Tommy’s where they required them to buy the third 
house, and he said he didn’t know how to make that work.  There was nothing they could do 
with this.  Finally, after 1.5-years of working trying to get something viable here, as they can 
sense his frustration when they look at the landscaping plan in front of them, that is the 
landscape plan that was approved.  Now they are talking about screen walls in the front, and 
things like that, he spent so much money on a little house because everyone knew that he had 
to have it.  He noted that he was really flexible, he can get all the engineering and satisfy the 
engineer requirements, he was looking for a Site Plan approval.  He was highly concerned 
about making that drive aisle smaller.  Secretary St. Henry saw it himself, there is a lot of foot 
traffic around those cars, he is asking for 6-ft.  He was told that the side yard setback issue 
would not be a problem, that the Planning Commission would work with him.  When they look at 
6-ft. it is not that great.

Chairman Reynolds asked about the aisle width behind the building that is 27-ft. in width, does 
that need to be 27-ft. in width which is prompting the setback waiver for the additional parking?  
He said the setback of #2 right now that is governing that buffer, right now it is 27-ft. 6-inches in 
width.  Mr. Schmitz said that they were willing to do that.

Chairman Reynolds said from his perspective, they have a project that comes in and they have 
a list of not 2 things, they have 25 things, they usually don’t appear.  They have 5 waivers and 
there is no push and pull on any of them, and there is no support for some of it either.  There 
has been some discussion here that has come out, arguing life safety, they have a drive aisle at 
the rear that 31-ft. 10-inches currently for the vacuums, and then at the front they have it and it 
is 27-ft. 3.5-inches, so both of those are significantly larger specifically the rear one is almost 
10-ft. larger.  There is not a consistent argument here between some of these.  Then when they 
talk about some of these setbacks, and they say, ok it is narrow they have seen this on Brown 
Rd., and there are some of these instances including Tommy’s where they said there is 
narrower side yard greenbelt or setback but then they are asking it for across the board and 
they are deviating from the ordinance not only on the front, but side, rear, and the islands, and 
all of it.  From their perspective, it is asking for a lot.  There is not really a supporting factor 
across the board that says this is why they did it, they have 20-employees rotating every hour 
with Tommy’s Car Wash that supports 20 additional parking spots.  They already have the 
infrastructure in there and there could be peak demand hours of the mattress store that support 
that.  If they are asking for a parking calculation waiver, they ask that across the board with any 
project.  That is some of the struggles that he knows himself, plus other Planning 
Commissioners are having here tonight, is that there is not a push and pull but there are areas 
where they are saying it is important for the car wash vacuums but what about the other areas.  
He gets it that maybe a 20-ft. setback is not possible but right now they are talking minimal to 
none, and they are also promoting an aisle width that is significantly larger than they typically 
hold as a standard for the Township.  Mr. Schmitz asked how many parking spaces were they 
over?  Chairman Reynolds replied 36.  Mr. Schmitz asked if possible, and time is of the essence 
on this one, it happened fast, it is a project that has to open in June 2022.  He was looking for at 
least a preliminary site plan approval, if he is at 36 spaces over can he say he will reduce it 
down by 20-spaces and make the purple area landscaping they adjust that in the back, handle 
that through the engineering process and they compromise.  He said that he will rip out all of the 
catch basins and redo all the catch basins to conform to that.
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Vice-Chairman Gross said that if they want to put in an extra 36 spaces from his standpoint, he 
said he thought that was ok, but why can’t they reduce some of the aisle widths by 5-ft. instead 
of a 10-ft. landscape it’s 15-ft., it didn’t make sense to him.  Mr. Schmitz said that his consultant 
architect said that they could do that, but he would like not to have to do that where the 
vacuums are for safety.  He said he will adjust those in the back to make them conforming to 
their ordinances and he would like a recommendation for at least a preliminary site plan 
approval subject to addressing all the issues from their consulting engineers and go from there.

Mr. Schmitz liked the front parking he did want that approval on the 4-ft. encroachment on the 
building, only because that is the lease, he said he would provide it if they want it, they have to 
have so many feet of frontage.

Secretary St. Henry asked how many spaces are they talking in the front?  Mr. Klatt replied that 
there were 19 spaces on the west side and 5 spaces in the front.

Secretary St. Henry asked how many people typically visit this mattress store on a given day?  
Mr. Schmitz replied that he would say, not including employees, 20.  It is not a lot, but the future 
use is what if the Mattress Firm all go bankrupt, does it become a restaurant, then they need the 
parking again.

Commissioner Walker said that the representative when he opened up about an hour ago 
indicated that he wasn’t aware that this could be a two-step process.  Does that mean he has 
never applied for a Site Plan approval before?  Mr. Schmitz replied that his architect has his 
engineering firm because of the way the construction industry is right now, and he thought that 
their consulting engineers will tell them, they had to move around, they have used Nowak & 
Fraus Engineers on numerous projects.  Their consulting engineer who is not there actually 
represents a dozen municipalities and he was not under the impression because all of the 
infrastructure were already there.  He assumed that everyone knew that they would match 
grades, use the same cross-section of asphalt, 3-inches of asphalt, 6-inches of stone, he 
assumed that they would use the same dumpster section, and water and sewer was already 
permitted there at the site.  Commissioner Walker asked if he remembered his question?  Mr. 
Schmitz replied he did, did he not know that it was not a two-step process?  Commissioner 
Walker said that it could be a two-step process?  Mr. Schmitz said that he can’t speak for him.

Commissioner Walker said that one of his pet peeves when it comes to these site plans is when 
the applicant comes and asks for things.  He thinks that sometimes their two consultants are 
almost too nice to the applicants.  Where he says look if you can’t do it now, come back another 
time after talking, they get a letter from both of their consultants, they explain what they feel their 
discrepancies are in their application.  In spite of that, they are here tonight asking them to grant 
them a site plan on the if come, assuming that all of the 25 they are going to fix, they will give 
them the plan, they can go do it but they might come back another couple of times because they 
didn’t do it.  He heard from him today, that he is not willing to do some of those things that they 
asked for in those reports.  They hire them to help them make decisions for the citizens of Orion 
Township, and he for one, likes to listen to them.  He has not heard him refute much of what 
they said in those reports.

Chairman Reynolds asked Engineer Landis, their general fire lane even at our greatest widths, 
he knew that there was a couple of different standards that get applied, but what is that aisle 
width that is typically applied to the site?  Engineer Landis replied the standard aisle for two-way 
traffic is 22-ft.  His understanding is that the Fire Marshal requires 26-ft. in the vicinity of fire 
hydrants, where he is anticipating setting up an aerial appropriates, so 26-ft. would be the max.  
Mr. Schmitz replied that they are 27-ft.
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Trustee Urbanowski said that they haven’t said anything about what would happen with the 
landscaping knee wall berm if the parking stays in the front.  She knew that they have existing 
plants there, she did see that the idea is that they don’t see that parking very much.

Planner Arroyo said that the previously approved plan showed a 30-inch-high berm across the 
front of this portion of the property for the car wash.  It actually showed a berm going across the 
front but does not appear that it has been constructed.  Secretary St. Henry asked in front of the 
car wash?  Planner Arroyo replied no in front of this property.

Trustee Urbanowski said that there is a lot to be resolved.  She stated that she understood the 
point about the 27-ft. aisle between the vacuums.  She was not aware that the parking spaces in 
the back were already there.  Mr. Schmitz said that the grading and the catch basins are there.  
Chairman Reynolds stated that there was underwater storm that had been installed.  Mr. 
Schmitz said that the subgrade is there, they could have paved it.  Chairman Reynolds stated 
that there is an asphalt curb right now that splits that side of the property, some of it is primed 
and ready to go, but it is a pad site.  They are strictly talking about modifying infrastructure.  
There are some curbs, light poles, and a few things that would be modified down the road.  

Trustee Urbanowski said that the reason that all of this information that they are asking for to be 
put into these plans is to avoid something like this in the future.  All plans have to have all of 
these things because 20-years down the line someone pulls the plans for this and it is not on 
there they are not going to know to go to the Tommy’s Car Wash original plan set, so they have 
to be on here.

Chairman Reynolds said when a retail establishment is looking for parking, safety is always an 
important concern, he would still circle back to, if it is about having a comfortable width in their 
mind that comfortable width is at the front is 27-ft. and then at the rear it’s 31 or almost 32-ft. it is 
not a consistent argument.  Then they move over to an aisle that is not in front of those, those 
waivers would change if it was reworked.  The 27-ft. aisle that is in the parking that is not across 
from the parking but rather where the #1 is shown that is worsening.  There they have 31-ft. 10-
inches, at the front they have 27-ft. 3.5-inches, if they go to the west of this, they have 27-ft. 6-
inches.  All of these endeavors are adding to some of these waivers.

Mr. Schmitz said aren’t those two separate pieces of property, they are two separate owners.  
Chairman Reynolds said he is just getting after the sake of they are making a waiver worse by 
having a nonstandard drive aisle width.  He would agree with having a larger aisle width here 
adjacent to a very active parking spot, but why on the west?  If they were to come to him and 
say hey, here it is wider, here is your minimum, here is slightly wider so they can fit a truck 
through the site, and here is your minimum, and this is the product, that to him is a reasonable 
waiver.  But here they are asking for additional parking, wider drive aisles, all of these pieces 
and it is adding up to a difficult puzzle to put together.  He thought as a whole from a Planning 
Commission they are usually pretty workable and understandable from life safety issues and 
reasonable asks when it comes to the function of a property but there are some of these that 
are not supported by much.  In his opinion, there is a long list here and he would like to see 
some of these things attempted to be worked out before they make an approval.  A list of 30 
items is a very long list and rarely if not ever do they grant a conditional approval on 30, or even 
25.  Especially with waivers that are going to push and pull based on some of these discussions 
here tonight.

Mr. Schmitz asked if anyone on the Planning Commission has an issue with the elevation?  
Other than the fact that they have addressed the glass issue in the front.  He thought it was 
important to know now before they come back and address the 25 issues.  Chairman Reynolds 
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said that it was an attractive building if the revised elevation meets that requirement or exceeds 
it, he didn’t believe their professional consultants have had a chance to look at it but he 
welcomes retail establishments like this on Brown Rd., and was happy to see them coming.    
Mr. Schmitz said he said that because coming back next month he would like to make sure they 
could address all of the comments and if there was something they didn’t like he would like to 
be able to modify it in the last go around.  Chairman Reynolds said that they are happy to be 
constructive and that is typically what they do as just trying to push projects forward and they 
are not there to just shoot the thing down for fun.

Secretary St. Henry said when he looked at the original plans and the comments from the 
Planner, and the Engineer, there are 30 items out there, it was good to hear that some of them 
have been addressed but there are still plenty of outstanding.  His initial reaction was this was 
going to be postponed just knowing how as a Planning Commission what they think of 
proposals that have a lot of issues.  He thought that a postponement made sense, let’s get them 
addressed, knocked off, and get everybody on the same page, and move forward from there.

Chairman Reynolds said he would like some constructive conversation as it goes to the last 5 
items if they could get some feedback.  He didn’t have any issue with the ancillary use before 
the primary.  The screening for the front parking does anyone disagree that is an ordinance 
requirement that they would like to see maintained if there were parking to be maintained in the 
front.  

Secretary St. Henry asked did they not require any sort of buffer or wall on the Tommy’s side?  
Planner Arroyo showed them the concept plan came forward and there is a 30-inch-high berm 
with 1:3 side slopes along the entire frontage on both sides.  He also pointed out that there was 
a lot less parking than that, there was only one aisle with parking severed on either side, which 
is much less than what is being proposed now, a lot more.  There was also a substantial 
separation of the parking on the side.

Chairman Reynolds asked for some big picture thoughts on waivers for setbacks and buffers.  
Vice-Chairman Gross thought that there was still the opportunity to maintain the side yard 
setback on the building, one way or another, either it is shrinking the size of the building, moving 
the building to the east into the sidewalk area, or expanding the building to the north.  He 
thought that there were some options there that he would like to have some response to.  
Chairman Reynolds said that if it is not for the building, he appreciated the life safety issue, but 
thought there was some compromise there.  He didn’t think from a drive aisle engineering 
standpoint that 32-ft. makes sense, it is suggesting three ways of transportation, and would like 
those brought down.  If a fire apparatus is planning on pulling up alongside two cars on either 
way and having space to operate in 26-ft. he didn’t see why they weren’t closer to standards 
such as that.

Mr. Schmitz said no, he appreciated it and thought that Jeff Klatt from Kreger Klatt, will handle 
these issues before the next meeting.

Moved by Secretary St. Henry, seconded by Commissioner Brackon, that the Planning 
Commission postpones site plan approval for PC-2021-67, J.S. Brown Rd., LLC site plan, 
located at 851 & 861 Brown Rd. (09-33-351-020 & 09-33-351-021) for plans date stamped 
received August 24, 2021, for the following reasons:  that there are a number of outstanding 
issues that have been presented by both the Township Planning Consultant and the Township 
Engineering Consultant and that the Planning Commission feels need to be addressed, as well 
as, other comments from the Planning Commission that needs to be taken into consideration as 
they develop a second version of their Site Plan.
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Roll call vote was as follows:  St. Henry, yes; Walker, yes; Urbanowski, yes; Brackon, yes; 
Gross, yes; Gingell, yes; Reynolds, yes. Motion carried 7-0 

B. PC-2021-68, Dutton Park Site Plan Amendment, located at vacant parcel 09-35-400-048 and 
09-35-477-003 located on the north side of Dutton Rd., 1 parcel east of Interpark N.

Chairman Reynolds asked the applicant to state their name and address for the record, and 
give a brief overview of the project.

Mr. Tom Beauchamp with Henry Yandt Construction, 4865 Broomfield Way, Orion Township.  
He was representing Premier Dr., LLC for the Dutton Park project.  He said he had with him his 
associate Ashley Hackman, their engineer Allen with Nowak and Fraus, and David with DRN 
Architects if questions come up.

Mr. Beauchamp said that they have been in front of them before on this, and this is an 
amendment to a site plan that is currently being approved.  He showed the plans to the 
Planning Commissioners.  He said the west building increased from a 5,000-sq. ft. footprint to a 
10,000-sq. ft. footprint.  That is basically what this is about is amending that west building.

Mr. Beauchamp said it has increased the parking from what the initial one was, and if they look 
at Giffels Webster’s review it has side by side comparisons of what has changed, and did a nice 
job of explaining that, which will hopefully make his job easier in getting though this.  

Mr. Beauchamp said that part of that package, a little bit more detail on the building elevations 
renderings that they have.  He did provide them with a summary of the review comments and 
then their responses too.  He didn’t know if they were aware of the history to get an explanation 
of where they are at, other than it is just that the west building is getting bigger, and they are 
looking to go to the next step with final engineering if this is all acceptable to them.

Chairman Reynolds disclosed that the applicant stated that he is working for Premier Dr., LLC, 
his firm also works for Premier Dr., LLC, no interest in this property or this proposal here.  He 
has also worked with Mr. Beauchamp before in the past.  He wanted to disclose that and didn’t 
think that there was any conflict of interest but if they felt that there is, he would be happy to 
recuse himself.  Commissioner Walker felt that there was no conflict.

Planner Arroyo read through his review date stamped September 9, 2021.

Engineer Landis read through his review date stamped September 9, 2021.

Chairman Reynolds said they had an additional comment from the Fire Marshal.  He did 
recommend approval with comments, specifically referencing the letter that they have in front of 
them tonight and that was added to their packets, from the applicant in response specific to 
modifications to the existing gas collection system that there were some discussions and there 
would still be some pending outcomes and investigations in that progress.  Also, that that gas 
collection system be reviewed and inspected by the Building Department at the time of 
construction.  There was a review by Public Services, no issues there.  A site walk was 
completed by the Site Walk Committee nothing explicatively called out there.  The Water 
Resource Commission did ask that permits be applied for in the future and prior to any start of 
construction.

Chairman Reynolds said that a couple of things that got brought up was excess parking, drive 
aisle widths, and also now that they are over square footages recommending a traffic study.
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Secretary St. Henry asked the applicant to explain the extra-wide width of their lanes?  Mr. 
Beauchamp said that it comes from the first round of comments where the Fire Marshal noted 
an NFPA 1 requirement that they require 26-ft. clear unobstructed aisleways around the 
building.  When they did their revision, they maintained that aisleway clearance.  He did speak 
with Fire Marshal Williams and he said that something that exists on one review doesn’t exist on 
others, there was a reason for it and it had to do with at one point they had the one entrance 
egress for the building and now there are actually two.  They extended the drive and there are 
two ways to get out, and so that negates the need for the 26-ft. aisleways.  He has no problem 
going back to 22-ft. they just have to redraw it, or if it is an issue and the Fire Marshal would 
prefer it but, in this case, it is not an NFPA 1 requirement that he can enforce, they left it on the 
drawings for right now.

Vice-Chairman Gross said that the building is oriented to the east, and their access is from the 
west, so the entrance to the complex is really to the back of the building.  Mr. Beauchamp said 
coming off of Interpark there is actually two ways to get in, there is going to be the future 
development, on the overall development of the property is going to incorporate a shared 
parking lot, and that is going to be more of the front of the building with a building that is going to 
be adjacent to it to the east.  The overall master plan is why this orientation changed.

Vice-Chairman Gross asked if there was screening for the loading zone to the rear?  Mr. 
Beauchamp replied that the loading is the area on the left which is the west-facing toward 
Lapeer they are quite a way back, facing towards Culvers.  Currently, there is no screening 
called out for that.  He added that if that is an issue, they need to address that as a team.

Vice-Chairman Gross asked if he knew what type of tenants that they will have in there?  Mr. 
Beauchamp replied that it is meant to be retail and office.  They do not have a tenant, currently.  
Vice-Chairman Gross questioned if he knew what kind of delivery or loading, they will be using it 
for then?  Mr. Beauchamp said they are trying to remain flexible as they can but potentially, he 
wasn’t sure how to answer that right now.  Vice-Chairman Gross said he would like to see some 
sort of screening for the Culvers side.  Mr. Beauchamp asked if it would be a buffer to the left of 
the parking lot where they did it with trees and landscaping or a berm.  Vice-Chairman Gross 
replied yes.  Chairman Reynolds said in his review of the plans there is a landscape plan 
proposed and in that 20-ft. buffer there are trees proposed.  He said they are looking at a plan 
without landscaping.  He said if it is helpful to bring up sheet L7 for the discussion.  He added 
that there was a 20-ft. buffer provided with landscaping.

Chairman Reynolds said that he doesn’t have any major issues with what is being proposed.  
He would maybe just ask as a condition amongst addressing just the open comments from 
outside entities and their Fire Marshal, maybe there is a way for aisle widths to their minimum 
while maintaining fire access.  So, if there are some of those outside lanes, if the ones around 
the building need to be 26-ft. maybe the outside ones can be pulled in a little bit.  He thought 
that was something he was comfortable with being between Engineer Landis and Fire Marshal 
Williams that they can work out to shift that and address those.  He appreciated them meeting 
the ordinance requirement and when they have pre-application meetings the Fire Marshal is 
sitting there and is always looking at fire safety.  He understood where this was coming from but 
it might be helpful, one of his closing comments was to maybe get a memo or something from 
the Fire Marshal to speak to some of this, so they can be on the same page of where 26-ft. 
really wants to be.  Or unless Engineer Landis can make a quick presentation one evening to 
help them understand that it doesn’t need to be everywhere, or does it?  

Chairman Reynolds said he was fine with the increased square footage.  He thought that there 
was a lot that was going to change in this site, so, he thought that just being over the threshold 
for the traffic study he was ok with deferring that for now.  If someone else feels otherwise he 
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was kind of indifferent right now.  Mr. Beauchamp said they are expecting the Traffic Study to be 
complete by that first week of October.  He added that the plan for that is if they know what the 
future stuff is going in there to try to do it, where it breaks it out what they are doing right now 
and future too.   

Chairman Reynolds said that if the applicant pretty much addresses the comments as outlined 
in the letter, he was ok with that.

Secretary St. Henry said that the additional parking spaces that has to do with the fact that they 
are not sure what is going on the other side?  Mr. Beauchamp said that there are going to be 
four industrial buildings that are going to fill out the balance of the space and some of that 
parking is meant for that but while they are here to have the staging and different things for 
future construction is going to help out as well.

Trustee Urbanowski asked if they have to do the Lapeer Overlay Design Standards again?  
Chairman Reynolds replied correct.

Moved by Trustee Urbanowski, seconded by Commissioner Gingell, that the Planning 
Commission grants a Lapeer Overlay Design Standard waiver for building orientation, façade 
colors as presented, facades greater than 100’ (west side), and dumpster location for PC-2021-
68, Dutton Park amended site plan, for plans date stamped received 08/25/21 based on 
consideration of the following and the following findings of facts:  the building doesn’t come 
close to Lapeer it is set back, the front of the building is basically facing Dutton and the façade is 
attractive.

Roll call vote was as follows:  Urbanowski, yes; Gross, yes; Gingell, yes; Walker, yes; 
Brackon, yes; St. Henry, yes; Reynolds, yes. Motion carried 7-0 

Moved by Vice-Chairman Gross, seconded by Commissioner Walker, that the Planning 
Commission grants site plan approval for PC-2021-68, Dutton Park Site Plan Amendment, 
located at vacant parcel 09-35-400-048 and 09-35-477-003 located on the north side of Dutton 
Rd. one parcel east of Interpark N. for plans date stamped received 08/25/21 based on the 
following findings of facts:  that the Site Plan complies with all the ordinance requirements; it is a 
welcome addition to this area; the Overlay Design Standards have been already approved. This 
approval is based upon the following conditions:  that any resubmittal of the plans and review be 
to the satisfaction of the consultants containing the issues listed in the Planners, Engineers, and 
Fire Marshal reviews; if there is a modification to the plan as a result of the Traffic Study that 
they get a copy of that.

Discussion on the motion:

Planning & Zoning Director Girling asked if he wanted a copy of the Traffic Study when it 
comes in?  Vice-Chairman Gross said if there was required modification to the Site Plan.  
He didn’t care to see the study.  If the consultants indicate that there are revisions 
needed of the Site Plan that they would see those.  Planning & Zoning Girling asked if 
they wanted to see the actual plan back before them?  Vice-Chairman Gross said just for 
the record.

Mr. Beauchamp said he wanted to make sure he understood when the report comes 
back if there is mitigation requirement’s they will have to redo the drawings to include 
that, and they will come back to them with that.  Chairman Reynolds said the Traffic 
Study is going to be completed, if it recommends changes for essentially giving that 
empowerment to their professional consultants and they will implement or work with 
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them to implement those changes. They just want for record purposes to be aware of 
what modified.  It is not a reapproval it is strictly for the record for them to see what 
happened.

Mr. Beauchamp said that he also had Tom Roth with his company present.

Roll call vote was as follows:  Gross, yes; St. Henry, yes; Urbanowski, yes; Brackon, yes; 
Gingell, yes; Walker, yes; Reynolds, yes. Motion carried 7-0 

C. PC-2021-73, Township Initiated Text Amendment, Industrial Park (IP)

Chairman Reynolds said that there is a current reading to amend Ord. #154.  That could 
potentially promote retail establishments within Ord. #154, that reading is occurring at the Board 
level currently.  This minor text amendment just clarifies that if retail were to be allowed within 
an (IP) zoning it would be because of Ord. #154.  It is kind of a bookkeeping effort to keep up 
with that reading.

Planning & Zoning Director Girling said that the Board is a step ahead of them.  They have had 
one reading on theirs, that is why she quickly added this to the agenda so that they weren’t 
surprised when they see a Public Hearing scheduled in a month.  They will have one more 
meeting, the first meeting in October, that she may or may not. They may remember not too 
long ago they had a slow meeting and they talked about some potential text amendments.  
There were some things that they were talking about in (IP).  There is a cost incurred when they 
are adverting a text amendment.  She stated that there were a number of things talking about if 
they are a single parcel versus in a park.  She didn’t know if she could get to that, if she can it 
would be before them on the first meeting in October, and be included within this text 
amendment, if not, the public hearing will be strictly what is shown here in red which is 
accommodating for the changes in Ord. #154.

Chairman Reynolds asked if they needed a motion to file and receive, or any motion required on 
this?  Planning & Zoning Girling replied no, it was just on there to discuss so they know what is 
coming.  If they read the Public Hearing in the newspaper and they didn’t even talk about it, you 
are going to be wondering what we are doing.  This is letting them know why they see that.

Secretary St. Henry said can they do a quick summary of what Ord. #154 is?  Trustee 
Urbanowski said that Ord. #154 is a Licensed Marijuana Facilities Ordinance.  The changes to 
this covered putting caregiver operations under this as well.  They were previously unable to 
have any kind of regulation on that but there was a court case that made it possible for them to 
be able to do that.  If there are caregivers moving forward that want to have facilities they have 
to be in the (IP) District and go through the same process of applying as the bigger folks.  It is 
adding the retail provisioning centers for medical marijuana in (IP) Districts.  Secretary St. Henry 
asked if it was standalone buildings or adjacent or connected operations?  Trustee Urbanowski 
said they would be standalone buildings.  There are quite a few different stipulations in here in 
terms of location requirements.  Chairman Reynolds said that there are still setback distances to 
schools, residences, there are some modifications proposed within this text reading.  That was 
all available on the 9/7/2021 BOT meeting.  Planning & Zoning Director Girling said that if they 
go to the Townships webpage under the BOT packets, they can see the proposed text changes 
they can find that on BOT.  

Chairman Reynolds said that there are many regulations at the State level too that they are 
essentially trying to keep up or adding to those requirements to make sure that they fit within the 
Township, setback distances, the number of licenses, where they are going to be.  There are 
some regulations where they can’t be back-to-back from a state standpoint.
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Secretary St. Henry asked what is the difference between what the Township is proposing in 
terms of medical marijuana dispensing facility and what is being proposed in the Village of Lake 
Orion in a couple of locations?  Planning & Zoning Director Girling stated that she would 
suggest that if anyone has any questions that they contact the Supervisors office.  This was a 
text that was worked on by the BOT, not the Planning Commission.  Trustee Urbanowski said 
that she didn’t know what the Village is doing now.  Planning & Zoning Girling said they are Ord. 
#78 so they are having that one small difference in Ord. #78 but it was not something that was 
worked on by the Planning Commission because it is Ord. #154.

Chairman Reynolds said that some of the differences here are that it is being initiated by the 
Township, and some of these discussions of what they want, there was a referendum vote in 
the Village to allow that, so some of it was written in stone and the people did vote upon that.  It 
is a little bit different than it was initiated by signatures and voted upon it wasn’t discussed with 
Public Hearings in the same manner, it wasn’t on a public ballot.  In the big picture sense, there 
are different distances and things but they are also considering provisioning centers for the retail 
component, the Village at this point and time only has provisioning licenses and only in certain 
districts, so that is a little different between the Township and the Village is that they are also 
going to allow retail in the current text amendment but within the same distance and 
requirements and in (IP) district that meet only certain setback distances from schools, 
churches, and residences. 

Secretary St. Henry said so while it is called retail it is not retail as in a party store.  What they 
are proposing from the Township perspective is different and a dispensary or recreational use.  
Chairman Reynolds said it is a very controlled retail environment.  

8.  UNFINISHED BUSINESS  
PC-2021-07, 5-Year Master Plan Update

Planner Arroyo said that the little (OP) section there at Kern & Orion is interesting.  He showed 
them an aerial of the Knights of Columbus building.  So, it is an (OP) and thought it was a good 
topic of whether or not that is the appropriate district for that piece of property.  They could even 
look at this as a potential redevelopment site.

Chairman Reynolds said that they have an island use of (OP) along Orion Rd. surrounded by 
medium-high density, thoughts on maintaining medium-high or essentially transitioning to what it 
is currently zoned.  Vice-Chairman Gross thought it should be medium-high, and they will review 
it when it comes along.

Chairman Reynolds said he lives in the Village and he goes to Rochester on a daily basis to the 
office so he drives Orion multiple times a day, and he struggles with that parcel, Knights of 
Columbus has been there for a long time, even if it wasn’t that what would they want to be 
there.  He struggles to even think that many office/professional pieces would fit well there but 
thought that maintaining the residences is the obvious answer to him.  He would be open to it 
considering it is one of those network support areas.  They are close to the Village they have 
parks because of the Village they have Bald Mountain Recreation Area to the north and south 
around Kern Rd., it wants to be more of a transitional back a house zoning on a residential side.

Commissioner Brackon asked how big is that piece?  Planner Arroyo replied 4.3-acres.  

Chairman Reynolds thought that there might be an opportunity but it has to have some creative 
thinking.  He thought medium-high to go along with the surrounding zoning.  
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Planner Arroyo said that what they would like to do next month is have their little, at the table 
work session.  They are going to try to go ahead and update the Future Land Use Map to 
accommodate everything they talked about to date.  They may have some other areas for 
discussion for them based on some evolving thought as they look at the overall Township.

Planner Arroyo added that they are also planning on introducing the economic development 
plan chapter, so they will be talking about that.  They are going to go into a discussion of 
redevelopment sites, one of the things that they need to do to be compliant with redevelopment 
ready communities from EDC just to look at three different redevelopment sites so they are 
working on assembling some information for them on that.  

Planner Arroyo said that they are going to introduce some of the thoughts on the complete 
streets plan as well, at the study session meeting in October at the second meeting.  That is 
what is coming their way, what they have been working on.

9.  PUBLIC COMMENTS
None.

10.  COMMUNICATIONS
None.

11. PLANNERS REPORTS/EDUCATION
None.

12.  COMMITTEE REPORTS
None.

13.  FUTURE PUBLIC HEARINGS
A. 10-6-21 at 7:05 p.m., PC-2021-70, Grandview – Lapeer Road Rezone Request, the request 
tis to rezone approx. 17.44 acres of 3120 S. Lapeer Road (parcel 09-26-151-019) from 
Recreation 2 (Rec-2) to Multiple Family Residential (RM-2), and approx. 4.21 acres from 
Recreation 2 (Rec-2) to General Business (GB)
B. 10-6-21 PC-2021-71 (immediately following the PC-2021-70 Public Hearing at 7:05 p.m.), 
F&D silverbell Rezone Request, the request is to rezone approx. 23.05 acres of vacant parcel 
(09-35-100-019) located at the SW corner of Silverbell and Lapeer Road from Office 
Professional (OP) to Industrial Park (IP), and approx. 7.02 acres from Office Professional (OP) 
to General Business (GB). 

14. CHAIRMAN’S COMMENTS
Chairman Reynolds asked if they could get an overview on aisles widths and maybe get some 
comments from the Fire Marshal on clarification from the 30-26, is that all the way around?  He 
didn’t know if that as the Fire Marshal a memo or they can kind of help walk them through.  
Planner Arroyo had a meeting and they got a lot more clarification on it. 

15.  COMMISSIONERS’ COMMENTS
Commissioner Walker mentioned that next weekend, is the first in 19 months, for a used book 
sale at the library.
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Trustee Urbanowski said that they have waited a long time for Lo Palooza on 9/18/2021 
Wildwood Amphitheater gates open at 11:30a music starting at 12n goes until 10p.  It is $25 a 
ticket at lopalooza.org they raise money for things like the Miracle League Field.

16.  ADJOURNMENT
Moved by Commissioner Walker, seconded by Commissioner Gingell to adjourn the meeting at 
8:58 p.m.  Motion carried.

Respectfully submitted,

Debra Walton
PC/ZBA Recording Secretary _____________________________
Charter Township of Orion Planning Commission Approve Date



                                     
Charter Township of Orion
Planning & Zoning Department
2525 Joslyn Rd., Lake Orion MI 48360
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454

TO: The Charter Township of Orion Planning Commission 

FROM: Tammy Girling, Planning and Zoning Director 

DATE: September 29, 2021

RE: PC-2017-14, Orion Commons PUD Amendment Site Plan Extension 

On October 2, 2017 the Board of Trustees conditionally approved PC-2017-14, Orion 
Commons PUD Amendment Site Plan. On October 17, 2018 the applicant was granted 
an extension to the expiration of the site plan.  On October 2, 2019 the applicant was 
granted another site plan extension.  On October 21, 2020 the applicant was granted 
another extension.  The applicant is now requesting another extension to the expiration of 
the site plan.  As of today’s date, the applicant has not applied for engineering review of 
the approved plans.  Attached please find the minutes from the 6/21/17, 10/17/18, 
10/2/19, and 10/21/20 PC meetings, the petitioner’s request for the extension, and a 
small section of the approved site plan for your reference.

As requested, I am providing a suggested motion for the matter mentioned above. Please 
feel free to modify the language. The verbiage below could change based upon the 
Planning Commissions findings of facts. 

Site Plan Extension (Ord. 78, Article XXX, Section 30.01,C,11)
Motion 1:  I move that the Planning Commission approves the site plan extension 
request for PC-2017-14, Orion Commons Commercial PUD Amendment Site Plan for 
__________ (insert time frame).  This approval is based on the following findings of 
facts:  (insert findings of facts).    
 
Or

I move that the Planning Commission denies the site plan extension request for PC-
2017-14, Orion Commons Commercial PUD Amendment Site Plan.  This denial is based 
on the following findings of facts: (insert findings of facts).

  







































                                     
Charter Township of Orion
Planning & Zoning Department
2525 Joslyn Rd., Lake Orion MI 48360
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454

TO: The Charter Township of Orion Planning Commission 

FROM: Tammy Girling, Planning and Zoning Director 

DATE: September 29, 2021

RE: PC-2018-27, Baldwin Medical/Village Square Major PUD Amendment Site Plan 
Extension 

On October 29, 2018 the Board of Trustees conditionally approved PC-2018-27, Baldwin 
Medical/Village Square Major PUD Amendment Site Plan.  On October 16, 2019 the 
applicant requested and was granted an extension to the expiration of the site plan. On 
November 4, 2020 the applicant requested and was granted another site plan extension. 
The applicant is now requesting another extension to the expiration of the site plan.  
Since the last extension, the applicant has signed and recorded the PUD Agreement 
Amendment and the engineering plans have been approved.  Attached please find the 
minutes from the 8/1/18 PC meeting, 10/1/18 BOT meeting, 10/16/19 PC meeting, and 
the 11/4/20 PC meeting.

As requested, I am providing a suggested motion for the matter mentioned above. Please 
feel free to modify the language. The verbiage below could change based upon the 
Planning Commissions findings of facts. 

Site Plan Extension (Ord. 78, Article XXX, Section 30.01,C,11)
Motion 1:  I move that the Planning Commission approves the site plan extension 
request for PC-2018-27, Baldwin Medical/Village Square Major PUD Amendment Site 
Plan for __________ (insert time frame).  This approval is based on the following 
findings of facts:  (insert findings of facts).    
 
Or

I move that the Planning Commission denies the site plan extension request for PC-
2018-27, Baldwin Medical/Village Square Major PUD Amendment Site Plan.  This denial 
is based on the following findings of facts: (insert findings of facts).
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BALDWIN MEDICAL

A PART OF THE SOUTHWEST 1/4, OF SECTION 29,  TOWN 4

NORTH, RANGE 10  EAST, ORION TOWNSHIP , OAKLAND

COUNTY, MICHIGAN

APPLICANT:                          SITE PLAN PREPARED BY:
BALDWIN MEDICAL, LLC              FAZAL KHAN & ASSOCIATES, INC.
1465 AXTELL ROAD SUITE G            43279 SCHOENHERR ROAD
TROY, MI 48084                      STERLING HEIGHTS, MI 48313
(313) 545-1385                      (586) 739-8007

EXISTING ZONING PUD
PROPOSED USE    PUD
PROPOSED DEVELOPMENT: MEDICAL CENTER
CONTAINING 135,257 S.F. OR 3.105 ACRES
                                                          REQUIRED     PROPOSED
MINIMUM TOTAL SITE AREA                                   2.0 ACRES    3.105 ACRES
MAXIMUM HEIGHT OF STRUCTURES PERMITTED                    35 FT.       32 FT.
(1) BUILDINGS @ 10,942 S.F. FOOTPRINT (21,884 TOTAL)
TOTAL BLDG. FOOTPRINT = 0.25 ACRES
MAXIMUM LOT COVERAGE BY ALL BUILDINGS                     30%          8%

OPEN SPACE        10%   28.2%

PARKING
REQUIRED PARKING (1 SPACE PER 250 S.F. BUILDING AREA)     88          91
21,884 S.F. / 250 = 87.5 (88) SPACES
INCLUDING 4 HC SPACES (76-100 SPACES)

NOTE: PARCEL COMBINATION OF 09-29-301-084 AND -085 TO TAKE PLACE PRIOR TO
ENGINEERING APPROVAL

THIS SITE COMPLIES WITH ORION TOWNSHIP WETLAND PROTECTION ORDINANCE NO. 107
4" CONCRETE SIDEWALK SECTION

1
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2-#4 RE-BAR

NO SCALE
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"
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6" CURB DETAIL

SITE BENCHMARK

SITE BENCHMARK #1 (SHOWN)

DESCRIPTION: TOP OF HYDRANT

LOCATED ON SITE APPROX. 35' WEST OF

℄ OF BALDWIN ROAD

ELEV. 1019.15

SITE BENCHMARK #2 (SHOWN)

DESCRIPTION: TOP OF HYDRANT

LOCATED AT #3331 TOWNE PARK DR.

ELEV.  1015.50

DUMPSTER ENCLOSURE FRONT ELEVATION

DUMPSTER ENCLOSURE TYP. SIDE ELEVATION

DUMPSTER ENCLOSURE PLAN

GARBAGE DUMPSTER
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DUMPSTER PAD DETAIL

6"x6'-0" POURED

CONC. WALL

W/DECORATIVE

"BRICK PATTERN

10"x42" POURED

CONC. TRENCH

FOOTING (BELOW)

8"DIA. STEEL PIPE

FILLED WITH

CONC. (PRIME &

PAINT COLOR BY

OWNER CONNECT

GATE TO PIPE

6"x6'-0" POURED

CONC. WALL

W/DECORATIVE

"BRICK PATTERN

PAVING

10"x42" POURED CONC.

TRENCH FOOTING

W/REINF BARS AS

RECOMMENDED BY

WALL FABRICATION

6"x6'-0" POURED CONC.

WALL W/DECORATIVE

"BRICK PATTERN

"CHAIN LINK" FENCE

W/VERT. PLASTIC

SLATTING & LOCK

8"DIA. STEEL PIPE

FILLED WITH CONC.

(PRIME & PAINT

COLOR BY OWNER

CONNECT GATE TO

PIPE

12"DIA.x42"

POURED CONC.

FOOTING

8"DIA. STEEL PIPE

FILLED WITH CONC.

(PRIME & PAINT COLOR

BY OWNER CONNECT

GATE TO PIPE

CONC.

WASH

CONCRETE BLOCK WALL

6" CONCRETE PAVEMENT

8" NON-REINFORCED

CONCRETE

8" APPROVED

SUB-BASE

AT LEAST 1 COURSE OF

BLOCK ABOVE TOP OF

DUMPSTER

NOT TO SCALE

4" ASPHALT PAVEMENT

6" THICK ASPHALT PAVEMENT

8" CRUSHED CONCRETE BASE 

8" ASPHALT

NOT TO SCALE

8" ASPHALT PAVEMENT CROSS SECTION

8" BASE

(APPROVED)

NOTE:  8' WIDE CONCRETE SIDEWALK ALONG

BALDWIN ROAD BY RCOC ACCORDING TO

SHEET 58 OF BALDWIN ROAD RECONSTRUCTION

PLANS BY OHM, DATED 5/18/18

NOTE: BUILDING MATERIALS  AS

PRESENTED AT PLANNING

COMMISSION MEETING ARE AS

FOLLOWS:

BRICK:  EP HENRY - PROFILE

EARTHTONE COLORS

STONE: SHOULDICE DESIGNER STONE -

TAPESTRY OR TEX-STONE
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Charter Township of Orion
Planning & Zoning Department
2525 Joslyn Rd., Lake Orion MI 48360
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454

TO: The Charter Township of Orion Planning Commission 

FROM: Tammy Girling, Zoning/Planning Director 

DATE: September 29, 2021

RE: PC-2021-70, Grandview Rezone Request
As requested, I am providing a suggested motion for the matter mentioned above. Please 
feel free to modify the language. The verbiage below could change based upon the 
Planning Commissions’ findings of facts. Any additional findings of facts should be added 
to the motion below.  Please note that it was suggested to me that on matters that involve 
rezonings, PUD’s, Special Land Uses or variances that I provide language indicating that 
the matter can be approved or denied.

Rezone Request (Ord. 78, Section 30.04)
Motion:  I move that the Planning Commission forwards a recommendation to the 
Township Board to approve/deny PC-2021-70, Grandview – Lapeer Road Rezone 
Request, the request is to rezone approx. 17.44 acres of 3120 S. Lapeer Road (parcel 
#09-26-151-019) from Recreation 2 (Rec-2) to Multiple Family Residential (RM-2), and 
approx. 4.21 acres from Recreation 2 (Rec-2) to General Business (GB).  This 
recommendation to approve/deny is based on the following findings of facts:

a. The objectives of the Master Plan (Insert findings of facts),
b. Existing uses of property within the general area of the property in 

question  (Insert findings of facts),
c. The zoning classification of property within the general area of the 

property in question (Insert findings of facts),
d. The suitability of the property in question to the uses permitted, 

under the existing zoning classification (Insert findings of fact),
e. The trend of development in the general area of the property in 

question, including any changes which have taken place in the 
zoning classification (Insert findings of facts).

f. Any additional findings of facts.













































                          
Charter Township of Orion
Planning & Zoning Department
2525 Joslyn Rd., Lake Orion MI 48360
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454

TO: The Charter Township of Orion Planning Commission 

FROM: Tammy Girling, Zoning/Planning Director 

DATE: September 29, 2021

RE: PC-2021-71, F & D Silverbell Rezone Request
As requested, I am providing a suggested motion for the matter mentioned above. Please 
feel free to modify the language. The verbiage below could change based upon the 
Planning Commissions’ findings of facts. Any additional findings of facts should be added 
to the motion below.  Please note that it was suggested to me that on matters that involve 
rezonings, PUD’s, Special Land Uses or variances that I provide language indicating that 
the matter can be approved or denied.

Rezone Request (Ord. 78, Section 30.04)
Motion:  I move that the Planning Commission forwards a recommendation to the Board 
of Trustees to approve/deny PC-2021-71, F & D Silverbell Request, the request is to 
rezone approx. 23.05 acres of vacant parcel (09-35-100-019) located at the SW corner of 
Silverbell and Lapeer Road from Office Professional (OP) to Industrial Park (IP), and 
approx. 7.02 acers from Office Professional (OP) to General Business (GB). This 
recommendation to approve/deny is based on the following findings of facts:

a. The objectives of the Master Plan (Insert findings of facts),
b. Existing uses of property within the general area of the property in 

question  (Insert findings of facts),
c. The zoning classification of property within the general area of the 

property in question (Insert findings of facts),
d. The suitability of the property in question to the uses permitted, 

under the existing zoning classification (Insert findings of fact),
e. The trend of development in the general area of the property in 

question, including any changes which have taken place in the 
zoning classification (Insert findings of facts).

f. Any additional findings of facts.





























                                     
Charter Township of Orion
Planning & Zoning Department
2525 Joslyn Rd., Lake Orion MI 48360
P: (248) 391-0304 ext. 5000; Fax (248) 391-1454

TO:           The Charter Township of Orion Planning Commission 

FROM: Tammy Girling, Planning & Zoning Director 

DATE: September 29, 2019

RE: PC-2021-58, MPD Welding Site Plan Modification

As requested, I am providing suggested motions for the abovementioned project.  Please 
feel free to modify the language. The verbiage below could substantially change based 
upon the Planning Commissions’ findings of facts for the project. Any additional findings 
of facts should be added to the motion below. 

Covered Trash Area Waiver (Ord. No. 78, Section 16.03H and 35.04 B5)
Motion 1: I move that the Planning Commission grants/does not grant a covered trash 

area waiver for PC-2021-58, MPD Welding Site Plan Modification, located at 
4200 S. Lapeer Rd. (09-35-100-010) for plans date stamped received 
September 13, 2021, based on the following findings of facts (motion maker to 
insert findings of facts).

 The applicant has/has not demonstrated that based on the nature of the operation 
being proposed the amount of trash generated can be adequately disposed of 
without the use of an outside trash receptacle.

 List any other reasons

If approved the approval is based on the following conditions:
a. Motion maker to insert any conditions.

Lapeer Overlay Development Standards Waiver (Ord. No. 78, Section 35.04D)
Motion 2:  I move that the Planning Commission grants/does not grant an internal 

sidewalk waiver and building façade waiver for PC-2021-58, MPD Welding Site 
Plan Modification, located at 4200 S. Lapeer Rd. (09-35-100-010) for plans 
date stamped received September 13, 2021, based on the following findings of 
facts (motion maker to insert findings of facts).

The applicant has/has not demonstrated that:
 The standards required would prevent reasonable use of the site
 The existing site design including architecture, parking, driveways, etc. are placed 

in a manner which makes application of standard impractical.
 Limited lot area and the arrangement of existing features provide inadequate 

space to accommodate design requirement.
Site Plan (Ord. No. 78, Section 30.01)



                   Motion 3:  I move that the Planning Commission grants site plan approval for PC-2021-
58, MPD Welding Site Plan Modification, located at 4200 S. Lapeer Rd. (parcels 09-35-
100-010) for plans date stamped received September 13, 2021.  This approval is based 
on the following conditions:

a. (Motion maker to list any unresolved issues).
Or

I move that the Planning Commission denies site plan approval for PC-2021-58, MPD 
Welding Site Plan Modification, located at 4200 S Lapeer Rd. (parcel 09-35-100-010) for 
plans date stamped received September 13, 2021.  This denial is based on the following 
reasons (insert findings of facts).

Or

I move that the Planning Commission postpones site plan approval for PC-2021-58, 
MPD Welding Site Plan Modification, located at 4200 S. Lapeer Rd. (parcel 09-35-100-
010) for plans date stamped received September 13, 2021 for the following reasons 
(motion maker to indicate outstanding items to be addressed from the Planner’s and 
Engineer’s review letter(s)).









































From: Cindy Carr <cynthiamarycarr@gmail.com> 
Sent: Monday, September 13, 2021 1:19 PM
To: Nicollette Longuski <nicollette.longuski@pultegroup.com>
Cc: Zoning <Zoning@lakeorion.org>; compliance@pultegroup.com
Subject: Re: Cottages at Gregory Meadows by Pulte Homes - Models to Tour!

 

Hello Nicollette -

We have been eagerly awaiting for news on the Gregory Meadows Cottages in Lake Orion for months. 
We are deeply disappointed that we didn't act on other properties as we waited for new opening details 
of the cottages which we were led to believe were in the LOW 300's when they are in fact in the HIGH 
300's to LOW $400s with options.  All of the past communication both in your website and multiple 
emails - even as recent as 5/9 and 9/2/21 attached - advertised the pricing as the lower 300's.

The lower 300's would be $300K-$333K, mid would be $334K - $366K and high would be $367K - $399K.

You are actually in the high 300's with your lowest option now listed at $368K. 

We feel like this is completely deceiving and Pulte should be ashamed of themselves for falsely 
advertising the starting pricing. We are copying in Pulte Compliance and Lake Orion Zoning on this email 
and also just filed a complaint with the BBB.  

Although we have previous Pulte homes and have been satisfied, we will thankfully pass on the Gregory 
Meadows Cottages and I request that you pull me off the interest list immediately.  And after reading 
through the recent BBB and Facebook complaints all over the U.S., we feel like this all may be a blessing 
in disguise.  

To the Lake Orion Planning Commission, we would ask that you further look into this matter as we are 
sure we won't be the first or last to complain about the deceptive pricing from Pulte.

Thank you,

Cynthia and Gary Carr

Rochester, MI 48306

 



On Sat, Sep 11, 2021 at 9:14 AM Nicollette Longuski <nicollette.longuski@pultegroup.com> wrote:

Hello Cynthia!

Thank you for your continued interest in our new community, The Cottages at 
Gregory Meadows in Lake Orion. The wait is almost over!

We are excited to announce our stunning line up of the three ranch floorplans for the 
community, pricing is now online! Below are the links for more details.

 The Abbeyville
 The Ascend 
 The Bedrock

While our Abbeyville model at the Cottages at Gregory Meadows is under 
construction and unveiling later this fall, you can get a head-start on selecting your 
favorite home design by touring these floor plans now at a few of our other 
communities. You will need have determined your first choice of floor plan in order to 
participate in our VIP sessions that will be held in just a couple weeks.  Below is a 
list of model locations you can tour prior to pre-selling.

Abbeyville Model Locations : 
Hillcrest - 40606 Tulip Trace, Clinton Township, MI 48035 (GPS Link)
Villas at Stonebrook - 48888 Windfall Rd, Novi, MI 48374 (GPS Link)
*Hillcrest and Villas at Stonebrook are duet versions and the Cottages at Gregory Meadows will be 
detached, stand-alone ranches.

Bedrock Model Locations : 
Bluffs at Spring Hill - 1025 Spring Trail Court, Brighton, MI 48116 (GPS Link)
Grandview Estates - 49420 Mapleton, Canton, MI 48188 (GPS Link)

The models are open daily, 11AM-6PM, Monday 12PM-6PM. *Villas at Stonebrook 
in Novi will be closed Friday, September 10th - Monday, September 13th.

I'm looking forward to sharing all other details on the community as soon as we have 
them finalized! 

Sincerely,



Nicollette Longuski

 

New Home Specialist
E | nicollette.longuski@pultegroup.com
W | www.pulte.com

     

CONFIDENTIALITY NOTICE: This email may contain confidential and privileged material for the sole use of the intended 
recipient(s). Any review, use, distribution or disclosure by others is strictly prohibited. If you have received this communication 
in error, please notify the sender immediately by email and delete the message and any file attachments from your computer. 
Thank you.

Prices may not include lot premiums, upgrades and options. Homeowners association and other fees may be required. Prices, 
promotions, incentives, features, options, amenities, floor plans, elevations, designs, materials, and dimensions are subject to 
change without notice and may not be available on all homes or in a particular community. Square footages and dimensions 
are approximations or estimated and may vary in actual construction. Floor plans and elevations may be artistic concepts or 
model renderings and are not intended to show specific detailing. Actual home position on lot will be determined by plot plan 
and various factors. Community features, amenities and improvements are based upon current development plans which are 
subject to change and which are under no obligation to be completed. Floor plans are the property of PulteGroup, Inc. and its 
affiliates and are protected by U.S. copyright laws. This communication is not intended to constitute an offering in violation of 
the law of any jurisdiction and in such cases our communications may be limited by the laws of your state. Please see a 
PulteGroup sales consultant for complete details.

Copyright PulteGroup, Inc.  All rights reserved.

This email was sent to: cynthiamarycarr@gmail.com
You’ve received this message because you’ve indicated an interest in receiving information and special offers from Pulte 
Homes, Del Webb, DiVosta, Centex, and John Wieland Homes and Neighborhoods via email.  To unsubscribe from receiving 
all future email communications, unsubscribe here or call (248) 949-2468 

PulteGroup, Inc.  |  3350 Peachtree Rd, NE  |  Atlanta, GA 30326

About this email: Our records indicate that you would like to receive updates.
If you would no longer like to receive these updates, please use this link. 

Cindy Carr

586.344.8127






